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Drivers of 
Changes to 
Community 

Planning

Motivation

1. Create additional housing in area largely 
developed

2. Encourage transit use and discourage 
automobile use

Problems

1. Little provision for public facilities and 
infrastructure to support the new population

2. Developer fees are now spread over the whole 
City instead of focused on developing areas

3. Transit system is inadequate

4. Automobile use is discouraged by allowing traffic 
congestion and eliminating parking



Mira Mesa has just completed 
a major update of the 

Community Plan

• The Community Plan defines development throughout the community
• Residential, including allowed densities

• Industrial

• Commercial

• Parks and open space

• Public facilities
• Roads based on traffic 

projections
• Parks based on projected 

population
• Libraries, fire stations

• The 1992 Mira Mesa 
Community Plan 
accurately projected 
future development and 
population 1992 Mira Mesa Community Plan



Mira Mesa Community Plan 
2022 adds up to 24,000 Units



Public Transit

The plan proposes an improved transit network including a skyway and commuter rail. There are 
three main problems: 1) There is no guaranteed funding; 2) San Diego’s transit network is very 
limited; 3) Transit is only available on major roads.



Transit Priority 
Areas

• “Transit Priority Areas” are defined as “an area within one-half mile of a 
major transit stop that is existing or planned.

• “Major Transit Stop” is defined as “a site containing an existing rail transit 
station, a ferry terminal served by either a bus or rail transit service, or the 
intersection of two or more major bus routes with a frequency of service of 15 
minutes or less during the morning and afternoon peak commute periods



Sustainable 
Development 
Area

• In the recent update to the Land Development Code, the City 
defined “Sustainable Development Areas” as within a one-mile 
walking distance of a major transit route. Both “Sustainable 
Development Areas” and “Transit Priority Areas” allow higher 
density development that overrides previous zoning.



SB9 and SB10

• SB9 allows up to 4 units to be built on a single-family lot, overriding local 
zoning. 

• SB10 allows up to 10 units to be built on single-family lot, subject to 
local participation. Mayor Gloria has said that San Diego will participate.

• Both bills have passed the State legislature and are now State law.

SB9



SB9

• SB9 requires ministerial approval of a housing development of no more than 
two units in a single-family zone (duplex), the subdivision of a parcel zoned for 
residential use into two parcels (lot split), or both. SB9 requires a city to approve 
up to two new homes on a single-family zoned lot and/or splitting a single-family 
zoned lot into two lots about the same size. 

• This means that a single-family home can be torn down and replaced with four 
units built on the same site. The bill requires ministerial City approval, which 
means within the Planning Department with no public input.

• Parcel must be in an urbanized area, but is not required to be in a TPA.

• SB9 prohibits a city or county from requiring more than one parking space per 
unit for either a proposed duplex or a proposed lot split. Prohibits a city or 
county from imposing any parking requirements if the parcel is located within a 
TPA.

• SB9 was passed by the state legislature in 2021 and took effect on Jan. 1, 2022.



SB10

• “Authorizes a local government to adopt an ordinance to zone any parcel for 
up to 10 units of residential density per parcel, at a height specified in the 
ordinance, if the parcel is located in a transit-rich area or an urban infill site.”

• “Prohibits an ordinance adopted under these provisions from reducing the 
density of any parcel subject to the ordinance and prohibits a legislative 
body from subsequently reducing the density of any parcel subject to the 
ordinance.”

• SB10 became law on 09/16/21.



AB2097

• Assembly Bill 2097 eliminates parking minimums for all residential and 
commercial developments within 1/2 mile of a major transit stop. This is 
motivated by an effort to get people to use transit instead of automobiles 
and means that any of the SB9/SB10 developments within ½ mile of a transit 
stop can be built without providing parking.

• AB 2097 became law on 09/22/2022.



Housing Action Package 2.0

• The City is planning to implement SB10 and AB2097 as part of its “Housing 
Package 2.0” which is now being considered by the City Council. 
https://www.sandiego.gov/planning/work/housing-action-package. 

• Encourages the development of "missing middle" homes by allowing up to 
10 units on qualifying parcels and requiring a portion of all developments be 
set aside as deed-restricted affordable homes.

• SB10 does not require deed-restricted affordable homes, but the City 
implementation will do so.

• SB10 will apply up to a mile from transit.

https://www.sandiego.gov/planning/work/housing-action-package


Companion Units (ADUs and JADUs)

A lot zoned for single family with an existing or proposed 
single-family dwelling may develop one ADU and one 
JADU

ADU: Accessory Dwelling Unit.

JADU: Junior Accessory Dwelling Unit. Shares space with 
main house.

Parking not required in a TPA

2019-companion-unit-handbook.pdf 
(sandiego.gov)

https://www.sandiego.gov/sites/default/files/2019-companion-unit-handbook.pdf
https://www.sandiego.gov/sites/default/files/2019-companion-unit-handbook.pdf


Summary

• Increasing housing and encouraging transit are worthy goals, however

• In all of these proposals, infrastructure is at best an afterthought.

• In the new Community Plan, infrastructure is identified, but is being addressed 
largely by wishful thinking with no real plan and unrealistic financial expectations.

• SB9 and SB10 do not mention infrastructure at all.

• For people to realistically give up their automobiles, we need a vastly better transit 
system than we have today. 

• Discouraging automobile use by increasing traffic congestion and making parking 
impossible, particularly without big improvements in transit, is more likely to lead to 
a public revolt than to get people into transit.

• Planning has changed from making the future predictable to completely 
unpredictable. Mira Mesa has about 14,000 single family homes, so with the 
Community Plan update and SB9/SB10, we can expect an increase of between zero 
and 150,000 units and an increase in population between zero and 400,000.



Questions?

For more information see 
https://www.miramesatowncouncil.org/mira-mesa-

community-planning-group/
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