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Executive Summary
At a cost of $2.2 billion,1 the Mid-Coast Trolley Extension is the largest single transit 
investment in San Diego’s history. It connects the University Community Plan area to 
the region’s existing Trolley network. After the opening of the new line, Trolley ridership 
saw an immediate jump,2 and ultimately Trolley ridership increased 52 percent from 
2021 to 2022.3 

This investment is already generating economic activity, increased access to 
employment, and climate-friendly travel. San Diego could be getting even more. 

Currently, land uses around the Mid-Coast Trolley Extension do not allow the highest 
and best uses. Zoning rules prohibit significant development of new homes, biotech 
laboratories, offices space, and neighborhood retail. Allowing new development 
would mean more economic growth, more homes, and more people riding the Trolley. 
San Diego should update its zoning rules to allow this growth.

In addition, local transportation infrastructure is insufficient to allow use of the Trolley. 
Many streets surrounding Trolley stations are unsafe for bicyclists and pedestrians. 
Buses that connect to Trolley stations are often stuck in traffic. An update to nearby 
transportation infrastructure would allow more people to access the Mid-Coast Trolley 
Extension by walking, bicycling, and taking the bus. 

This report provides recommendations for how San Diego can make the most of the 
Mid-Coast Trolley Extension by:

• Increasing development capacity,
• Inviting voters to remove height limits where coastal views would not be impacted,
• Upgrading surface street corridors with dedicated rights-of-way for buses, bicycles, 

and pedestrians, 
• Enhancing bus service and Trolley frequency,
• Transforming surplus government property into affordable homes, 
• Retrofitting Mid-Coast Trolley Extension stations to increase access, and 
• Implementing city-wide reforms to facilitate growth.

Some of these recommendations will require coordination between the San Diego 
Metropolitan Transit System, the San Diego Association of Governments, and the City 
of San Diego. The City has a near-term opportunity to make many of these changes 
through the update of the University Community Plan, which is already underway.

Following the recommendations in this report will allow the San Diego region to make 
the most of the Mid-Coast. 

1 David Garrick, “New trolley line to La Jolla, largest project in region’s history, launches successfully,” San 
Diego Union Tribune (November 21, 2021), available at https://www.sandiegouniontribune.com/news/
transportation/story/2021-11-21/new-trolley-line-to-la-jolla-largest-project-in-regions-history-launches-
successfully.

2 Joshua Emerson Smith, “Trolley ridership jumps with opening of $2.2 billion UC San Diego 
Blue Line extension,” San Diego Union Tribune (November 23, 2021), available at https://www.
sandiegouniontribune.com/news/transportation/story/2021-11-23/trolley-ridership-jumps-with-
opening-of-2-2-billion-uc-san-diego-blue-line-extension.

3 Press Release: “FY22 Report: MTS Ridership Climbs by Nearly 50%,” MTS (August 16, 2022), available at 
https://www.sdmts.com/inside-mts/media-center/news-releases/fy22-report-mts-ridership-climbs-
nearly-50.

https://www.sandiegouniontribune.com/news/transportation/story/2021-11-21/new-trolley-line-to-la-jolla-largest-project-in-regions-history-launches-successfully
https://www.sandiegouniontribune.com/news/transportation/story/2021-11-21/new-trolley-line-to-la-jolla-largest-project-in-regions-history-launches-successfully
https://www.sandiegouniontribune.com/news/transportation/story/2021-11-21/new-trolley-line-to-la-jolla-largest-project-in-regions-history-launches-successfully
https://www.sandiegouniontribune.com/news/transportation/story/2021-11-23/trolley-ridership-jumps-with-opening-of-2-2-billion-uc-san-diego-blue-line-extension
https://www.sandiegouniontribune.com/news/transportation/story/2021-11-23/trolley-ridership-jumps-with-opening-of-2-2-billion-uc-san-diego-blue-line-extension
https://www.sandiegouniontribune.com/news/transportation/story/2021-11-23/trolley-ridership-jumps-with-opening-of-2-2-billion-uc-san-diego-blue-line-extension
https://www.sdmts.com/inside-mts/media-center/news-releases/fy22-report-mts-ridership-climbs-nearly-50
https://www.sdmts.com/inside-mts/media-center/news-releases/fy22-report-mts-ridership-climbs-nearly-50
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The Mid-Coast Trolley Extension (Mid-Coast) is the largest single transit 
investment in the history of the San Diego region. The project cost taxpayers 
$2.2 billion,4 and connects the neighborhoods of Downtown and the 
University Community Plan area, two of the region’s primary employment 
centers. The project extended the existing Blue Line Trolley that runs from 
the San Ysidro border to Downtown, up through the I-5 corridor, to U.C. San 
Diego, curving eastward and terminating at the Westfield University Town 
Center mall. Even before the Mid-Coast extension, the Blue Line was one of 
the most successful light-rail lines in the United States.5 

The project was most-recently approved by voters in the Transnet extension 
tax measure, adopted in 2004.6 It only became a reality after decades of 
planning, and a $1 billion matching grant from the Federal government.7  

4 Mid-Coast Trolley Extension Schedule & Budget website, SANDAG, last visited December 30, 
2022, https://www.keepsandiegomoving.com/Mid-coast/midcoast-schedule.aspx.

5 Andrew Keatts, “Fact Check: ‘One of the Best Light Rail Lines’ In the Country,” Voice of San 
Diego (August 1, 2013), available at https://voiceofsandiego.org/2013/08/01/fact-check-
one-of-the-best-light-rail-lines-in-the-country/.

6 Keep San Diego Moving Transnet website, SANDAG, last visited December 30, 2022, 
available at https://www.keepsandiegomoving.com/transnet-about.aspx.

7 “U.S. Department of Transportation Announces $1 Billion to Expand Trolley Service in San 
Diego,” Federal Transit Administration, (September 14, 2016), available at https://www.transit.
dot.gov/about/news/us-department-transportation-announces-1-billion-expand-trolley-
service-san-diego.

IntroductionThe Mid-Coast Trolley Extension
Photo source: MTS

https://www.keepsandiegomoving.com/Mid-coast/midcoast-schedule.aspx
https://voiceofsandiego.org/2013/08/01/fact-check-one-of-the-best-light-rail-lines-in-the-country/
https://voiceofsandiego.org/2013/08/01/fact-check-one-of-the-best-light-rail-lines-in-the-country/
https://www.keepsandiegomoving.com/transnet-about.aspx
https://www.transit.dot.gov/about/news/us-department-transportation-announces-1-billion-expand-trolley-service-san-diego
https://www.transit.dot.gov/about/news/us-department-transportation-announces-1-billion-expand-trolley-service-san-diego
https://www.transit.dot.gov/about/news/us-department-transportation-announces-1-billion-expand-trolley-service-san-diego
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The Mid-Coast is a major new transit connection to one of the region’s most 
economically important areas. The University Community Plan area includes U.C. 
San Diego, a world-class research institution and a major economic driver. The 
university is the second largest employer in the City of San Diego.8 Many of its 
graduates begin their careers in our growing biotech sector, and work at local 
technology companies like Qualcomm and Illumina.  

The University Community Plan area is also home to San Diego’s biotech sector. 
That industry includes more than 70,000 local employees. These are high paying 
jobs, with annual wages of more than $149,000, with a regional economic impact 
of nearly $50 billion.9  

The Mid-Coast is a major investment in the success of the University Community 
Plan area. Agencies including the City of San Diego (City), the San Diego 
Metropolitan Transit System (MTS), the San Diego Association of Governments 
(SANDAG), all have a role to play. 

The region can capitalize on this investment by adopting land use and mobility 
policies that will make the most of the Mid-Coast. 

8 Comprehensive Annual Financial Report Fiscal Year Ended June 30, 2017, City of San Diego 
(December 14, 2017), available at https://www.sandiego.gov/sites/default/files/cafr_2017.pdf.

9 Biocom Economic Impact Life Sciences Report: San Diego County, Biocom (2022), available at 
https://www2.biocom.org/sd-county-fact-sheet-download.

The Mid-Coast Trolley Extension at 
U.C. San Diego

Photo source: MTS
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Following the recommendations in this report will bring economic 
development, make our region more equitable, and reduce our greenhouse 
gas emissions.

Adding connections and development capcity will 
grow our economy.
The University Community Plan area and the surrounding geographies 
contain one of the leading biotech clusters in the world. San Diego firms 
are on the cutting edge of curing diseases and improving public health. 
The area also hosts major tech companies, law firms, and other industries.  

Studies show that overly-restrictive land use zoning limits overall economic 
growth.10 In particular, heavy land use regulations drive up costs for the 
consumers of housing.11 High housing costs and long commute times 
prevent firms from recruiting and retaining workers.12 Increasing capacity 
around the Mid-Coast would allow economic growth, reduce housing 
costs for workers, and reduce commute times by allowing employees to 
live near where they work. This change would allow more prosperity for 
San Diegans.  

Allowing more homes drives down prices and gives 
greater access to high-resource neighborhoods.
San Diego is in a housing crisis. Lack of supply is the leading cause of 
housing unaffordability.13 Housing costs are a driving force behind San 
Diego being one of the least affordable metro areas in the country.14 
Housing unaffordability affects those with the lowest incomes the most, 
and has a disproportionate impact on people of color.15  

10 Chang-Tai Hsieh and Enrico Moretti, Why Do Cities Matter? Local Growth and Aggregate 
Growth, NBER Working Paper No. 21154 (May 2015), available at http://www.nber.
org/papers/w21154; See also Kriston Capps, “NIMBYism Is a Huge Drag on America’s 
Economic Growth,” CityLab (June 5, 2015), available at http://www.citylab.com/
housing/2015/06/nimbyism-is-ahuge-drag-on-americas-economic-growth/394925/.

11 Edward L. Glaeser, Joseph Gyourko, Raven Saks, “Why is Manhattan So Expensive? 
Regulation and the Rise in House Prices,” National Bureau of Economic Research (2003), 
available at http://www.nber.org/papers/w10124.

12 Tracey Lien, “L.A.’s housing costs make it harder for companies to keep workers here, 
survey finds,” Los Angeles Times (April 13, 2017), available at https://www.latimes.com/
business/technology/la-fi-tn-la-housing-costs-employers-20170413-story.html.

13 See Mac Taylor, California’s High Housing Costs: Causes and Consequences, California 
Legislative Analyst’s Office (March 17, 2015), available at https://lao.ca.gov/reports/2015/
finance/housing-costs/housing-costs.pdf.

14 Tania Thorne, “Report says San Diego has the most unaffordable housing market,” KPBS 
(February 17, 2022), available at https://www.kpbs.org/news/local/2022/02/17/report-
san-diego-most-unaffordable-housing-market.

15 Zillow Research, “Where the Rent Burden is Most Unequal Across Racial Communities,” 
Zillow (October 12, 2021), available at https://www.zillow.com/research/rent-
affordability-by-race-2021-30207/.
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Even highly paid industries like biotech rely on more modestly-paid workers like 
administrative staff and janitors. These workers often do not make enough money to 
live near their jobs, and have to commute long distances. Providing more affordable 
homes within the University Community Plan area will allow more people to live 
close to their jobs, saving them both time and money.  

Lack of affordable housing in the University Community Plan area has a particularly 
negative impact on students. Five percent of University of California undergraduate 
and graduate students report experiencing homelessness at some point during their 
enrollment.16 Forty-four percent of students from low-income backgrounds reported 
experiencing food insecurity during their time as a student.17 These numbers are 
higher for low-income students, students from underrepresented communities, and 
students coming from foster care.18 Income strain from high housing costs result in 
worse student outcomes.19 

Increased housing capacity will create more market-rate and subsidized affordable 
homes in the University Community Plan area. This will bring down housing costs 
and provide greater access to this high-resource neighborhood. It will also give 
students more housing options, improving their chances of graduation and upward 
mobility.

Creating more access to the Mid-Coast will benefit the climate.
Enhancing transportation options and allowing more development around the 
Mid-Coast is good for the climate and the environment. Transportation accounts for 
50 percent of all local greenhouse gas emissions in the City of San Diego, making 
it the largest single source of greenhouse gases.20 Residents of more compact 
neighborhoods have far lower carbon footprints than those in the suburbs.21 More 
homes and jobs near the Mid-Coast would give more people the opportunity to 
make climate-friendly transportation choices like walking, biking, and taking transit.

Many people will choose a climate friendly lifestyle if there is infrastructure that 
make pedestrians, bicyclists, and transit riders feel safe and welcomed. Protected 
bicycle lanes, high-quality sidewalks, and dedicated bus-only lanes are a few of the 
ways to achieve this.

The alternative to building compact neighborhoods is not the building of nothing—
it is increased suburban sprawl, with correspondingly higher greenhouse gas 
emissions, air pollution, traffic, and habitat loss.

16 “Fact Sheet: Addressing Basic Needs at the University of California,” University of California (March 
2020), available at https://www.ucop.edu/federal-governmental-relations/_files/fact-sheets/uc_
basic_needs_fact_sheet.pdf.

17 Id.
18 Id.
19 “Barriers to Success: Housing Insecurity for U.S. College Students,” U.S. Dept. of Housing and Urban 

Development Office of Policy Development and Research (February 2015), available at https://www.
huduser.gov/portal/periodicals/insight/insight_2.pdf.

20 City of San Diego Climate Action Plan: Our Climate, Our Future, City of San Diego (2022), p. 55, 
available at  https://www.sandiego.gov/sites/default/files/san_diegos_2022_climate_action_plan_0.
pdf.

21 Christopher Jones and Daniel M. Kammen, “Spatial Distribution of U.S. Household Carbon Footprints 
Reveals Suburbanization Undermines Greenhouse Gas Benefits of Urban Population Density,” 
Environmental Science and Technology 2014, 48, 2, 895-902 (December 13, 2013), available at 
https://pubs.acs.org/doi/abs/10.1021/es4034364.
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Updating the land uses within the University Community Plan presents the City with 
an opportunity to maximize the region’s investment in the Mid-Coast. Changing 
land use policies to allow growth near transit increases transit ridership,22 which is 
key to the City’s Climate Action Plan goals.23 

The University Community Plan area includes the communities of University City 
to the south and the east, and Torrey Mesa to the west. It also includes the U.C. San 
Diego campus and the Torrey Pines State Reserve, though these areas are governed 
by the State, not the City of San Diego. 

Current zoning allows a land use capacity of 90,000 jobs and 27,000 homes.24 The 
Planning Department reports there is little to no remaining capacity to build in the 
area.25  

22 “Land Use Policy,” Federal Transit Administration (December 6, 2015), available at https://www.
transit.dot.gov/research-innovation/land-use-policy.

23 City of San Diego Climate Action Plan: Our Climate, Our Future, City of San Diego (2022), p. 55, 
available at  https://www.sandiego.gov/sites/default/files/san_diegos_2022_climate_action_
plan_0.pdf.

24 Presentation to University Community Plan Update Subcommittee Meeting, City of San Diego 
(February 15, 2022), p. 35 available at https://bf5c854d-f91f-4d3a-bacd-48151e76d7f5.usrfiles.
com/ugd/bf5c85_05dfcf51e63b4091b2cc54caaff47274.pdf. Additional information about the 
community plan update process are online at https://www.planuniversity.org/materials.

25 University Community Plan Update Adopted Plan (1987) Buildout Report, City of San 
Diego (November 2020) p. 6, available at https://www.planuniversity.org/_files/ugd/
bf5c85_92fd8f6e1c2f4dd3a972be407f2d450f.pdf.

Homes near the Mid-Coast are good
for climate, equity, and economy

Photo source: MTS
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As the City has begun the process to update the community plan, there have 
been a number of proposed scenarios, all of which would significantly increase 
land use capacity in the area. It is encouraging to see the City’s commitment to 
increasing capacity. As the process continues, the City should adopt the land 
use scenario that creates the most capacity for homes and jobs. 

This is the best option for economic development, housing affordability, and 
climate, and it is also what the City’s own survey shows that the residents of the 
University Community plan area want.26 Moreover, the City should not under-
zone the University Community Plan, hoping to make up for that with bonus 
programs. The City should create flexibility in zoning and trust its community 
survey. 

26 See University Community Plan Update Choose Your Future! Summary Report, City of San 
Diego (February 2022), p. 5, available at https://www.sandiego.gov/sites/default/files/ucpu_
outreach_report_reduced.pdf.

The Center for Novel Therapeutics 
Photo source: BioMed Realty
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https://www.sandiego.gov/sites/default/files/ucpu_outreach_report_reduced.pdf


The land use scenario with the greatest capacity will 
give the greatest benefit.
Climate, equity, and economic benefits are maximized as capacity 
is maximized. Allowing development near the Mid-Coast will create 
opportunities for climate friendly travel, ease the housing shortage, and 
allow industry to make efficient choices. Increasing capacity also benefits 
affordable housing developers, who are able to use of economies of scale 
to deliver homes more efficiently.

In February 2022, the Planning Department introduced two land use 
scenarios. Scenario One would have created capacity for 150,000 jobs 
and 83,000 homes.27 The proposal designated the area surrounding the 
Executive Drive and University Town Center Trolley stations as the densest 
part of the plan area. It also contemplated converting large portions of the 
planning area around La Jolla Village Drive, Nobel Drive, and Genesee to 
zoning that permits a variety of uses at greater intensities. This proposed 
scenario is consistent with the land use preferences of the majority of 
responses the City received when it surveyed the community.28 

The land uses contained in Scenario One would be a major step forward for 
the University Community Plan area, unlocking potential for desperately 
needed new homes and new job opportunities. It would also allow the 
compact land uses that create a walkable, transit-friendly neighborhood.

More development will also directly contribute to affordable housing 
resources. The City of San Diego already adopted city-wide inclusionary 
housing for residential development, and linkage fees for commercial 
development. This means that new residential construction either includes 
on-site affordable homes, or it contributes to the City’s Affordable Housing 
Fund. Similarly, the linkage fee policy requires that new commercial 
construction contributes to the Affordable Housing Fund. In short, new 
development in San Diego directly contributes to new subsidies for deed-
restricted affordable housing. 

Land use scenarios may change before the City Council adopts an updated 
plan. The available scenario with the most capacity will deliver the most 
benefits to the area.

Updating the land uses in the University Community Plan area will drive 
ridership on the $2.2 billion Mid-Coast, and allow the biotech sector to 
flourish, while providing reduced commute times, increased housing 
affordability, and climate benefits.

27 Presentation to University Community Plan Update Subcommittee Meeting, City of 
San Diego (February 15, 2022), p. 53, available at https://bf5c854d-f91f-4d3a-bacd-
48151e76d7f5.usrfiles.com/ugd/bf5c85_05dfcf51e63b4091b2cc54caaff47274.pdf.

28 University Community Plan Update Choose Your Future! Summary Report, City of San 
Diego (February 2022 DRAFT), pp. 36–37, available at https://www.sandiego.gov/sites/
default/files/ucpu_outreach_report_reduced.pdf.
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Bonus programs are uncertain, and are not an adequate 
replacement for capacity. 
It is important that the University Community Plan include a sturdy base density, such that 
significant projects can be built without the use of bonus programs.29 Bonus programs can 
add value, but it is hard to predict ahead of time what bonuses will work for a development. 
This is especially true over long periods of time, when market conditions may change 
significantly. The current community plan has been in place for 35 years,30 and the updated 
community plan will likely be in place for a similar amount of time.

Instead of under-zoning the densities and hoping to make up for that with bonus programs, 
the City should adopt the highest density plan available and allow bonus programs as 
additions. If the City does add new bonus programs, they should be implemented city-wide. 
This report suggests several city-wide programs in a later section.

29 See Jesse O’Sullivan, Letter: University Community Plan Update Recommendations, Circulate San Diego 
(September 20, 2022), available at https://www.circulatesd.org/letter_university_community_plan_update_
recommendations.

30 University Community Plan Update Adopted Plan (1987) Buildout Report, City of San Diego (November 2020), 
available at https://www.planuniversity.org/_files/ugd/bf5c85_92fd8f6e1c2f4dd3a972be407f2d450f.pdf.

Land Use Scenario One, 
as of May 2022

Photo source: City of San Diego
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Flexibility in zoning allows vibrant communities 
and responsiveness to change.
Development capacity is important, but may not be usable if it does 
not allow the right kinds of development. The proposed University 
Community Plan designates certain areas as Urban Employment 
Villages, Urban Villages, and Neighborhood Villages. All of these 
designations allow some flexibility, but still place constraints on the type 
of development that is possible. Whatever zone is ultimately chosen for 
these areas should be as flexible as possible to allow responsiveness 
to the needs of the community and changing market conditions. 
Mandating office space on a certain parcel may not make sense 10 years 
in the future, when that parcel would be better used as housing or retail. 

Allowing for flexibility will allow the neighborhood to take on a vibrant, 
mixed-use character. 

The City’s community survey is the most accurate 
data on community opinion.
Between September and November of 2021, the City’s Planning 
Department conducted significant outreach for its online survey, 
dubbed “Choose Your Future!”31 The University Community Plan Update 
Project Team conducted over 23 tabling events, six days of canvassing, 
30 office hours, two virtual workshops, two virtual open houses, and 
five newsletter distributions resulting in over 22,500 homes reached.32 
Over 2,600 respondents completed the survey. Those respondents 
are the most demographically representative sample of the University 
Community Plan area, out of any form of input collected by the City.33  

Over 50 percent of survey respondents favored the highest density 
option in every geographic area they were presented. This shows broad 
community support for higher density options. 

31 University Community Plan Update Choose Your Future! Summary Report, City of 
San Diego (February 2022 DRAFT), p. 5, available at https://www.sandiego.gov/sites/
default/files/ucpu_outreach_report_reduced.pdf.

32 Id.
33 Although the survey was a drastic improvement from a 2019 survey, it still significantly 

underrepresented Hispanics, somewhat underrepresented Asians, and significantly 
overrepresented Whites. Id. at p. 36.
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It is fortunate that the City of San Diego conducted such a broad survey, and is not 
relying exclusively upon input from the University Community Planning Group. 
That planning group is officially recognized to advise the City on its community 
plan update.34 However, the City Council recently reformed its policies toward 
community planning groups in recognition of their limitations.35 Over the past 
several years, numerous reports have identified practices by community planning 
groups that are undemocratic and unrepresentative, including from the San 
Diego County Grand Jury, the City Auditor, the Land Use and Housing Committee 
of the San Diego City Council, and Circulate San Diego.36 The City of San Diego 
itself has survey data showing that their own planning groups are richer, whiter, 
and older than the communities they purport to represent.37  

While the University Community Planning group certainly deserves a seat at the 
table, it is appropriate that the City is looking for broader and more representative 
input. The City should consider its survey data and other input, beyond the more 
narrow concerns of the University Community Planning Group.

The region invested $2.2 billion in the Mid-Coast. We will not see the full benefit 
of that investment unless we allow the area to grow into this new infrastructure. 
Updating the land uses in the University Community Plan area will allow the local 
economy to flourish, while providing reduced commute times, increased housing 
affordability, and climate benefits.

34 Website for the University Community Planning Group, available at https://www.sandiego.gov/
planning/community/profiles/university/agendas, last visited December 28, 2022.

35 David Garrick, “ Sweeping reforms will make neighborhood planning groups more diverse, but 
possibly less powerful,” San Diego Union-Tribune (September 14, 2022), available at https://www.
sandiegouniontribune.com/news/politics/story/2022-09-14/neighborhood-planning-group-
reforms.

36 Circulate San Diego, Democracy in Planning (February 12, 2018), available at http://www.
circulatesd.org/democracyinplanning; County of San Diego Grand Jury, Report on Community 
Planning Groups (April 18, 2018), available at https://www.sandiegocounty.gov/content/dam/
sdc/grandjury/reports/2017-2018/SanDiegoCommunityPlanningGroups.pdf; City Auditor of 
the City of San Diego, Performance Audit of Community Planning Groups (December 2018), 
available at https://www.sandiego.gov/sites/default/files/19-013_community_planning_
groups.pdf; City of San Diego Land Use and Housing Committee, Meeting Minutes for 
December 5, 2019, available at https://onbase.sandiego.gov/OnBaseAgendaOnline/Meetings/
ViewMeeting?id=1713&doctype=2.

37 Andrew Keatts, “Community Planning Groups Skew Richer, Whiter and Older,” Voice of San Diego 
(July 24, 2020), available at https://voiceofsandiego.org/2020/07/24/community-planning-
groups-skew-richer-whiter-and-older.
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Removing height limits will unlock growth and homes in 
select areas that are out of view of the coast.
The North Torrey Pines Employment Center and Nobel Campus Transit Village are 
significant opportunities for commercial and residential development with minimal 
potential to impact coastal habitat and views. Unfortunately, these areas are also 
within the 30-foot coastal height limit overlay zone.38 The 30-foot height limit was 
adopted by City of San Diego voters in 1972, and covers most of the City west of the 
I-5 interstate.39  

In the University Community Plan area, the height limit restricts the ability of many 
areas to grow. Height limits reduce open space by requiring short, wide buildings 
instead of allowing taller buildings that can be built on a smaller footprint. Height 
limits in these areas make it more difficult to construct architecturally interesting 
buildings.

The North Torrey Pines Employment Center houses numerous biotech firms. 
Circulate San Diego analyzed the height limits of six major biotech clusters, including 
San Diego, CA; Cambridge, MA; South San Francisco, CA; Raleigh-Durham, NC; 
and Seattle, WA.40 Our analysis showed that of these major biotech hubs, only San 
Diego had a height limit as low as 30 feet. Notably, Kendall Square in Cambridge, 
Massachusetts is consistently ranked as the top biotech hub in the United States. 
The height limits in that district range from 65 feet to 250 feet.41 

38 San Diego Municipal Code §§ 132.0501- 132.0505, available at https://docs.sandiego.gov/municode/
MuniCodeChapter13/Ch13Art02Division05.pdf.

39 Andrew Keatts, “The Coastal Height Limit’s Legacy,” Voice of San Diego (January 3, 2013), available at 
https://voiceofsandiego.org/2013/01/03/the-coastal-height-limits-legacy/.

40 See Appendix A to this report, available at http://www.circulatesd.org/midcoastreport. Specifically, 
Circulate San Diego analyzed UTC in San Diego, California, Kendall Square District in Cambridge, 
Massachusetts, “East of 101” in South San Francisco, Raliegh/Durham Research Triangle Park, and 
Bothell/Canyon Park in Seattle.

41 Zoning Ordinance of City of Cambridge, MA, 13.44.1, available at https://library.municode.
com/ma/cambridge/codes/zoning_ordinance?nodeId=ZONING_ORDINANCE_
ART13.000PLUNDEDI_13.40PPU3ADIDECO.
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Lifting the height limit on the Torrey Mesa would remove a self-imposed 
handicap to San Diego’s biotech sector, and align it with other successful 
biotech hubs.

The Nobel Campus Transit Village currently holds commercial and residential 
uses. It has great potential for mixed-use development, but it is also within the 
30-foot coastal height limit overlay zone. This neighborhood would benefit 
from additional height to unlock mixed-use and residential development.

Housing developments within the coastal height limit overlay zone can 
likely build higher than 30 feet, despite San Diego’s local rules. The California 
Department of Housing and Community Development (HCD) has opined in 
that California’s Density Bonus Law allows a development that includes deed-
restricted affordable residential units to pierce San Diego’s 30-foot coastal 
height limit. While Circulate agrees with HCD’s analysis, it has not been clearly 
tested in the courts.42  

One project in San Diego is already using the Density Bonus Law to pierce 
the coastal height limit overlay. San Diego Community Housing Corporation 
proposed a 60-unit, 60-foot-high residential building within the coastal height 
limit overlay zone using Density Bonus Law.43 That project will serve low- and 
very low-income households, transitional aged youth, and homeless veterans.44  

Density Bonus Law also allows mixed-use developments to pierce local 
height limits, though negotiations over incentives may be more complicated. 
A court is likely to agree with HCD that Density Bonus Law allows housing 
developments to pierce local height limits. Still, if voters removed that local 
height limit, it would remove any ambiguity in the law, and streamline more 
housing construction. 

It is unlikely that any current state law would allow commercial or industrial 
development without a housing component to pierce the coastal height limit 
overlay. These developments would require a ballot measure to lift portions 
of the coastal height limit. Voter support for eliminating the height limit in the 
Midway District in 2020 and 202245 is a strong indication that San Diego voters 
are willing to eliminate height limits where there is no concern about blocking 
coastal views.  

42 Shannan West, Letter “2662 Garnet Avenue – Letter of Technical Assistance,” Department of 
Housing and Community Development (June 10, 2022), available at https://www.hcd.ca.gov/
community-development/housing-element/docs/sdisandiego-ta-061022.pdf.

43 Jennifer Van Grove, “State opens door to apartment buildings over 30 feet in San Diego’s 
coastal zone,” San Diego Union Tribune (June 15, 2022), available at https://www.
sandiegouniontribune.com/business/growth-development/story/2022-06-15/state-opens-
door-to-apartment-buildings-over-30-feet-in-san-diegos-coastal-zone.

44 Id.
45 Jennifer Van Grove, “‘I’m claiming victory.’ Measure C poised to lift the height limit in the 

Midway District,” San Diego Union Tribune (November 16, 2022), available at https://www.
sandiegouniontribune.com/business/story/2022-11-16/im-claiming-victory-measure-c-
poised-to-lift-the-height-limit-in-the-midway-district.
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The Mid-Coast has multiple stops in the University Community Plan area, however 
many of those stops do not provide easy access to attractive destinations. Access 
to the Trolley is hindered by a lack of safe and efficient access on a bicycle, on foot, 
and by bus. Adding protected bicycle lanes, transit-priority lanes, and improved 
pedestrian facilities would improve access to the Mid-Coast, and drive ridership 
on the Trolley. Making the most of the Mid-Coast means enhancing these 
connections.

Community planning documents contain more than just land use rules. They 
also include street networks, and future infrastructure projects. The update to 
the University Community Plan is an opportunity for San Diego to reimagine 
its surface street network in that area. The City, MTS, and SANDAG can also go 
above and beyond what is included in any community plan, and create additional 
treatments to streets to facilitate transit or to improve safety. 

Bicycle, Pedestrian, and 
Bus Corridors

Bicycle lockers at the Balboa Avenue
Trolley Station

Photo source: MTS
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The City should retrofit streets in the University Community Plan area to 
make them safer for all road users, and particularly for pedestrians and 
bicyclists. Last year, 294 people were killed in traffic collisions in San Diego 
County, many of whom were bicyclists or pedestrians.46 This loss of life is 
unacceptable and preventable. After an advocacy campaign launched by 
Circulate San Diego,47 the City of San Diego committed to Vision Zero, a 
campaign to end traffic fatalities and serious injuries.48 The City should 
make good on its Vision Zero commitments by making sure infrastructure 
around the Mid-Coast creates safety for all road users.

46 Keristen Holmes, “294 people died in traffic accidents in San Diego County in 2021,” 
CBS8 News (November 18, 2022), available at http://www.cbs8.com/article/news/
local/294-people-die-in-traffic-accidents-in-2021/509-96a16bf2-5210-4bd9-a139-
465d9d808222. 

47 Website for Vision Zero campaign, Circulate San Diego (accessed December 13, 2022), 
https://www.circulatesd.org/vision_zero.

48 “Vision Zero: Safe Roads for All Modes,” City of San Diego (accessed December 13, 2022), 
https://www.sandiego.gov/vision-zero.

Bus riders at a SuperLoop stop 
Photo source: Alex Wenzel
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Dedicated lanes can keep buses and other shared 
vehicles out of traffic.
Many destinations in the University Community Plan area are too far from 
a Mid-Coast station to be convenient for pedestrians. Feeder buses are an 
important tool for creating access to higher-volume transit investments like 
a Trolley. 

The University Community Plan should include the creation of dedicated 
lanes for shared vehicles, which will allow more people to use a quick bus 
ride to access the Mid-Coast. These lanes could be implemented quickly and 
cheaply. The two and a half-mile long El Cajon Boulevard dedicated bus-
only lane cost only $100,000 to implement, and was completed in less than 
a year.49 Transit agencies that implement basic dedicated bus-only lanes can 
deliver 25 percent faster commute times.50 

Where bus-only lanes are not viable, HOV-3 lanes can be a good intermediate 
step. HOV-3 lanes allow any vehicle with at least three passengers to use 
the lane, similar to the existing freeway HOV lanes. HOV-3 lanes can also be 
a politically viable intermediate solution, to facilitate faster transit travel, 
without eliminating lanes entirely for car travel. Those lanes can later be 
converted to bus-only lanes when transit ridership increases.

Bus-only lanes would significantly speed up bus service for existing bus routes 
like Routes 201 and 202, which together make up the existing SuperLoop. 
These routes are among the highest performing MTS routes. These lanes can 
also be used by emergency vehicles to speed up response times. Employer 
sponsored shuttles and U.C. San Diego shuttles could also use these lanes.

Painted bus-only lanes are an extremely cost-efficient way of improving 
transit service that can be implemented quickly.51 Other street improvements, 
including in-lane bus stops, near level boarding, transit signal priority, and 
improved bus stops can be included when the City undertakes the major 
street improvements contemplated in the Community Plan Update. Circulate 
San Diego’s recent report, “Fast Bus!,” contains more recommendations for 
improving bus service.52 

49 Fiscal Year 2020 Budget, City of San Diego (2020), p. 119, available at https://www.sandiego.
gov/sites/default/files/fy20ab_full.pdf. The El Cajon Boulevard bus lane is a pilot project.

50 Daniel Pulskamp, “Super-Charged Dedicated Bus Lane,” Metro Magazine (March 1, 2022), 
available at https://www.metro-magazine.com/10161746/supercharged-dedicated-bus-
lanes-a-new-take-on-moving-your-passengers-and-growin.

51 See Jesse O’Sullivan, Sean Walcott, and Colin Parent, Fast Bus!, Circulate San Diego (October 
2022), pp. 13-14, available at https://www.circulatesd.org/fastbus.

52 Id.
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Existing Bus Routes
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Proposed Transit-Priority Lanes
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Protected bicycle lanes save lives and make connections.
Planners generally consider a transit station to be easily accessible for 
pedestrians who can travel a half-mile to access a station. Station access 
by bicycle is substantially larger, usually considered a two-mile ride. 
The University Community Plan update should include infrastructure 
projects to create safer and more comfortable bicycle access to Mid-
Coast stations. This will substantially increase the areas that have easy 
access to the Trolley. 

Currently, riding a bicycle through the University Community Plan area 
is a scary proposition. High-speed arterials frequently have four or six 
lanes, with traffic that moves at 50 miles per hour or more. Bicyclists on 
these streets have only the protection offered by sharrows or narrow, 
unprotected bicycle lanes. Often these bicycle lanes disappear as they 
come to an intersection.

The danger of bicycling on these roads is very real. A person struck by 
driver at 40 miles per hour has an 80 percent chance of death or serious 
injury.53 The recent deaths of Laura Shinn and John Sepulveda on 
Pershing Drive,54 and Matt Keenan on Camino del Rio South55 are stark 
reminders of the dangers created by high speed roads with inadequate 
protection for bicyclists. 

According to the Bicycle Facility Selection Tool contained in SANDAG’s 
adopted 2021 Regional Plan, any road with a speed limit greater than 
30 miles per hour should have a protected bikeway.56 Following this 
guideline around the Mid-Coast will save lives and make important 
connections.

The University Community Plan should include separated, protected 
bicycle lanes or bicycle paths57 on all of the major arteries in the area, 
including Genesee Avenue, La Jolla Village Drive, Nobel Drive, Sorrento 
Valley Road, and others. 

53 B.C. Tefft, “Impact Speed and a Pedestrian’s Risk of Severe Injury or Death,” AAA 
Foundation for Traffic safety (2011), p. 12, available at https://aaafoundation.org/
impact-speed-pedestrians-risk-severe-injury-death/.

54 Dorian Hargrove, “Family of man who was killed while riding an electric scooter on 
Pershing Drive sues San Diego,” CBS8 News (July 30, 2022), available at https://www.
cbs8.com/article/news/local/family-of-man-killed-while-riding-scooter-on-pershing-
drive-sues-san-diego/509-974d2253-6371-4f7c-a7da-6f96c0694d87.

55 David Hernandez, “Authorities ID bicyclist hit, killed by car in Mission Valley,” San Diego 
Union Tribune (September 19, 2021), available at https://www.sandiegouniontribune.
com/opinion/commentary/story/2022-11-17/world-day-of-remembrance-road-
traffic-victims.

56 2021 Regional Plan, San Diego Association of Governments (2021), Appendix L, Table 
L.2, p. 23, available at https://www.sandag.org/regional-plan/2021-regional-plan/
final-2021-regional-plan.

57 There is some ambiguity in bicycle lane terminology. In this report, “protected bicycle 
lane” means a class IV facility, which can also be called a “separated bikeway” or “cycle 
track.” “Bicycle path” means a class I facility.
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https://www.sandiegouniontribune.com/opinion/commentary/story/2022-11-17/world-day-of-remembrance-road-traffic-victims
https://www.sandiegouniontribune.com/opinion/commentary/story/2022-11-17/world-day-of-remembrance-road-traffic-victims
https://www.sandiegouniontribune.com/opinion/commentary/story/2022-11-17/world-day-of-remembrance-road-traffic-victims
https://www.sandag.org/regional-plan/2021-regional-plan/final-2021-regional-plan
https://www.sandag.org/regional-plan/2021-regional-plan/final-2021-regional-plan
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U.C. San Diego’s efforts are a great example of how to achieve a safe 
bicycle network. The University plans to construct protected bicycle 
lanes along Voigt Drive between Genesee Avenue and Matthews Lane, 
where it will connect with an existing separated bicycle lane. It will 
also connect to the Voigt Drive station of the Mid-Coast, connecting 
bicyclists to transit.58  

The City of San Diego has also shown recently that it is able to deploy 
“quick-build” bicycle networks, in advance of more permanent protected 
bikeways.59 These kinds of temporary improvements should be made 
in the near-term, even as planners and engineers prepare for more 
expensive and permanent improvements in the future. 

58 “RAISE Application,” University of California, San Diego (April 14, 2022), available at 
https://transportation.ucsd.edu/initiatives/raise/application.html.

59 Policy Letter: Support for Vision Zero and a Quick Build Network in Budget Letters, 
Circulate San Diego (January 3, 2022), available at https://www.circulatesd.org/letter_
support_for_vision_zero_and_a_quick_build_network_in_budget_letters.

A separated bicycle facility
at U.C. San Diego

Photo source: Circulate San Diego

https://transportation.ucsd.edu/initiatives/raise/application.html
https://www.circulatesd.org/letter_support_for_vision_zero_and_a_quick_build_network_in_budget_letters
https://www.circulatesd.org/letter_support_for_vision_zero_and_a_quick_build_network_in_budget_letters
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Existing Bicycle Network
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Proposed Bicycle Network
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Improved pedestrian facilities create vibrancy and 
access.
Conditions for pedestrians near the Mid-Coast stations are currently better 
than conditions for bicyclists, but still need improvement. Good pedestrian 
facilities build connections to the Trolley. Pedestrian-oriented streets also 
encourage business activity and are more financially productive.60 

There are some good pedestrian features in the University Community 
Plan area. Most streets have sidewalks, and many of them have a grassy 
buffer. Major crossings have crosswalks and most have countdown timers 
and audible pedestrian signals. 

Circulate San Diego’s team of in-house planners conducted a mobility 
assessment around the Executive Drive Mid-Coast station, and found 
several deficiencies for pedestrian access. Sidewalks are generally narrow, 
unshaded, and lack pedestrian-scale lighting. Wide streets mean long 
pedestrian crossings.

Utility boxes, light posts, and other obstructions sometimes result in 
sidewalks that have a clear width of less than 36 inches, meaning that they 
do not comply with the American Disabilities Act and people using mobility 
devices such as wheelchairs may not be able to pass.61 Many sidewalks also 
fail to comply with current pedestrian and accessibility design standards 
contained in the City of San Diego’s Street Design Manual. That document 
requires an unobstructed sidewalk width of five feet, with a possible 
exception for a three and a half foot width.62 

The City of San Diego should conduct similar mobility audits around 
every Mid-Coast station, to inform the development of the University 
Community Plan, as well as other future policy decisions. 

Depending on the conditions around each station, improvements for 
pedestrian and accessibility issues may include: 

• Improved tree canopies, 
• Safe mid-block crossings, 
• Curb extensions,
• Wayfinding signage,
• Truncated domes for ADA access, where they are missing,
• Audible pedestrian signals, where they are missing.

60 Rachel Quednau, “Why Walkable Streets are More Economically Productive,” Strong 
Towns (Jan. 18, 2018) available at https://www.strongtowns.org/journal/2018/1/16/why-
walkable-streets-are-more-economically-productive.

61 2010 Americans with Disability Act Standards for Accessible Design, § 403.5.1, available 
at https://www.ada.gov/law-and-regs/design-standards/2010-stds/.

62 Street Design Manual, City of San Diego (2017), section 2.1.2, available at https://www.
sandiego.gov/planning/programs/transportation/library/stdesign.
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Executive Drive Station - Map of Existing 
Bicycle and Pedestrian Infrastructure
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Executive Drive Station - Map of Bicycle and 
Pedestrian Infrastructure Recommendations
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Executive Drive Station - Map of Mobility 
Infrastructure Recommendations
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Curb extensions physically narrow a roadway, reducing distance a 
pedestrian must cross and the time they spend in the roadway.

Audible crossing signals let people with visual impairments know when 
it is safe to cross a street.

Protected bicycle lanes make roads safer by physically separating 
bicyclists from vehicles and pedestrians.

Pedestrian-scale lighting helps pedestrians feel safe while walking at 
night.

High-visibility crosswalks use patterns that are more visible to drivers and 
pedestrians as compared to traditional crosswalks.

Truncated domes serve as a warning to pedestrians with visual 
impairments that the pedestrian path crosses vehicle tra�c.

Sidewalk obstructions impede pedestrian tra�c. Wheelchair users may 
not be able to pass where the sidewalk is obstructed.

Shade trees make walking comfortable by giving pedestrians refuge from 
heat and sun on hot days.

Sheltered bus stops make waiting for a bus comfortable. They provide 
shade, seating, shelter, and sometimes even art.

Dockless micro-mobility corrals are designated zones for parking 
dockless micro-mobility options. Micro-mobility options help make 
�rst and last mile connections.

Way�nding helps pedestrians, bicyclists, and transit riders safely navigate 
a neighborhood.

Well-lit bus stops keep riders safe, comfortable, and visible at night.

Executive Drive Station -  
Infrastructure Recommendations



M a k i n g  t h e  M o s t  o f  t h e  M i d - C o a s t  |  3 1  

Interior pathways allow pedestrians to cut through long blocks.
The University Community Plan area is composed of many large blocks that make 
it difficult for pedestrians to efficiently reach their destinations. If a pedestrian has 
to walk all the way around a block, a quarter-mile walk can easily turn into a half-
mile walk. 

Interior pedestrian pathways allow efficiency. Pedestrian pathways should be 
routed in ways that allow efficient access across large blocks, without winding 
detours. These interior walkways can be activated with park-like amenities, 
restaurants, and retail, creating a vibrant, mixed-use experience. 

Because the City does not own these blocks, it is difficult to achieve these interior 
pathways. The Planning Department should incentivize developers that build 
public pedestrian and bicycle pathways that cut through long blocks. The City 
could offer reduced developer fees and TDM credit to developers that do so.

The City can also request or incentivize property owners to allow the public to use 
existing interior pedestrian pathways. This might be accomplished by allowing 
the change of use on an existing property in exchange for concessions on 
development standards on a new project with the same owner. 

Circulate planning staff and volunteers 
perform a mobility assessment around 

Executive Drive Trolley station
Photo source: Circulate San Diego
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Corridors outside of the University Community 
Plan area also drive ridership on the Mid-Coast.
While improvements in the immediate area around the Mid-Coast 
Trolley are essential, there is more yet to do to make the most of the 
Mid-Coast. Transit riders coming to and from destinations outside of 
the University Community Plan area also need transit-only lanes and 
safe bicycle and pedestrian infrastructure. This can be accomplished 
through several means.

SANDAG has several bus rapid transit projects in its adopted 2021 
Regional Plan.63 These projects plan to use existing funds, but their 
details have not been decided. This money can be used to create 
bus-only lanes, and to incorporate bicycle and pedestrian facilities 
for future bus enhancements that feed into the Mid-Coast.64 

63 Jesse O’Sullivan and Colin Parent, SANDAG Reboot, Circulate San Diego 
(November 2021), p. 13, available at https://www.circulatesd.org/sandag_reboot.

64 Jesse O’Sullivan, Sean Walcott, and Colin Parent, Fast Bus!, Circulate San Diego 
(October 2022), p. 10, available at https://www.circulatesd.org/fastbus.

This is an example of a commercial 
property with an interior pathway 

that is not open to the public
Photo source: Circulate San Diego

https://www.circulatesd.org/sandag_reboot
https://www.circulatesd.org/fastbus
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MTS, SANDAG, or the City of San Diego can take the lead on 
creating Safe Routes to Transit plans to identify gaps, prepare 
designs, and to fund solutions. These plans should not merely sit 
on a shelf, but should actually be implemented. 

These agencies can also fund education and encouragement 
activities for bicycling, walking, and taking transit. Safe Routes to 
Transit and education and encouragement could be funded with 
Caltrans ATP grants, or from other funding sources.

MTS buses at the Balboa Avenue 
Trolley Station

Photo source: Circulate San Diego
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Building a new rail line like the Mid-Coast is an expensive, time consuming project. 
In contrast, improved transit service frequency can be implemented quickly and 
relatively cheaply. MTS already conducted a feeder bus study, which resulted in 
changes to bus routes to take advantage of the new Mid-Coast.65 Having built 
the Mid-Coast and updated bus routes, San Diego should make sure that Trolley 
service and feeder bus routes run frequently. MTS and SANDAG should continue to 
evaluate new feeder routes for the Mid-Coast, and increase frequencies on existing 
feeder routes.

Riders deserve improved frequencies.
MTS’s Feeder Bus Study included a survey of existing and potential riders.66 Seventy 
percent of respondents identified frequency of feeder buses as very important, 
making it their top concern. When bus routes and the Trolley run frequently, 
riders can count on catching a ride when they need it, rather than planning their 
day around when the bus or Trolley will arrive. Improved frequencies also make 
transfers more efficient, and increase the reliability of the system. Circulate San 
Diego’s report, “Fast Bus!,” explains in more detail the benefits of frequency.67 

SANDAG’s 2021 Regional Plan includes commitments to improve frequencies on 
many routes, and four new rapid bus routes through the University Community 
Plan area by 2035.68 However, resources for these routes are threated by SANDAG’s 
funding shortfalls.69 SANDAG should prioritize bus rapid transit and transit 
frequency improvements when managing their limited resources. 

Although there is funding planned for improving many routes, there is no new 
funding for Routes 201 and 202—also known as the SuperLoop. These are among 
the highest performing routes in the MTS system, and are prime candidates for 
bus-only lanes and for other upgrades featured in Circulate’s “Fast Bus!” report.70 In 
particular, the SuperLoop often has large lines of people waiting to board. All-door 
boarding on high usage routes like the SuperLoop would make service faster and 
more reliable.

65 Trolley Extension Feeder Bus Study, San Diego Metropolitan Transit System (2021), p. 68, available 
at https://www.sdmts.com/sites/default/files/attachments/trolley_extension_feeder_bus_
study_2021.02.11_0.pdf.

66 Id.
67 Jesse O’Sullivan, Sean Walcott, and Colin Parent, Fast Bus!, Circulate San Diego (October 2022), p. 

21, available at https://www.circulatesd.org/fastbus.
68 Rapid 238, Rapid 30, Rapid 41, and Rapid 473. Jesse O’Sullivan and Colin Parent, SANDAG Reboot, 

Circulate San Diego (November 2021), Appendix A, available at https://www.circulatesd.org/
sandag_reboot.

69 SANDAG lost funding from a ballot measure that never materialized. Highly speculative funding 
was also contemplated from a VMT tax that the SANDAG board voted to remove from the Regional 
Plan. See Jesse O’Sullivan, “Opinion: Here’s a simple way to make bus riders happy and meet 
climate goals — while saving money,” San Diego Union Tribune (November 30, 2022), available at 
https://www.sandiegouniontribune.com/opinion/commentary/story/2022-11-30/san-diego-bus-
improvements.

70 Jesse O’Sullivan, Sean Walcott, and Colin Parent, Fast Bus!, Circulate San Diego (October 2022), p. 
25, available at https://www.circulatesd.org/fastbus.

Enhanced Transit Service
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Blue Line frequencies along the Mid-Coast should be improved to every seven and 
a half minutes during peak periods. The SANDAG 2021 Regional Plan includes goals 
to achieve this frequency by 2035. That timeline should be moved up as soon as 
possible. Ridership on the Blue Line has already risen by almost 50 percent since 
the opening of the Mid-Coast.71 In addition, the southern portion of the Blue Line 
already runs at seven and a half minute intervals. Bringing the full line up to seven 
and a half minute intervals would generate more ridership and bring the entire line 
onto the same schedule. 

When designing a transit network, planners must consider the ridership-coverage 
trade off.72 Transit agencies that prioritize ridership focus on areas where direct 
routes can serve large numbers of people. Transit agencies that prioritize coverage 
focus on making sure that every resident has access to some level of transit, even if 
it is not high-quality service. 

While MTS should keep a balance between these objectives, it should prioritize 
higher ridership. Ridership serves more people, delivers better service, and delivers 
more climate benefits.73  

Improving frequencies of feeder buses and the Blue Line will achieve higher ridership. 
In addition, improved transit service will benefit the entire network as riders travel 
between the University Community Plan area and other parts of the region.

71 Press Release: “FY22 Report: MTS Ridership Climbs by Nearly 50%,” MTS (August 16, 2022), available at 
https://www.sdmts.com/inside-mts/media-center/news-releases/fy22-report-mts-ridership-climbs-
nearly-50.

72 See Jarrett Walker, “Basics: The Ridership – Coverage Tradeoff,” Human Transit (February 26, 2018), 
available at https://humantransit.org/2018/02/basics-the-ridership-coverage-tradeoff.html.

73 Matthew Yglesias, “American transit agencies should prioritize ridership over other goals,” Slow Boring 
(January 5, 2023), available at https://www.slowboring.com/p/american-transit-agencies-should.

The SuperLoop  often has many 
people waiting to board
Photo source: Alex Wenzel
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Enhanced bus shelters will make riders feel welcome.
Currently, feeder bus routes have a wide variety of quality for bus shelters. 
SuperLoop stations have shelters with ample shade and seating, while other 
routes have no shelter at all. Bus shelters improve ridership by giving riders a 
comfortable place to wait for the bus to arrive. 

The City, SANDAG, and MTS should look for ways to fund improved bus shelters. 
These shelters should focus on cost-efficiently delivering the basic needs 
of seats and shelter from sun, wind, and rain. Cost efficiency will ensure that 
the greatest number of shelters will be possible to install. SuperLoop shelters 
were designed to cost at most $225,000 per station.74 In contrast, in 2016, MTS 
began installing 600 bus shelters and 1,800 benches at a cost of $7.9 million for 
manufacturing and installation.75 The average cost per shelter or bench for this 
effort was $3,292.76 For the cost of one SuperLoop shelter, SANDAG could have 
purchased approximately 68 benches or shelters.77  

74 Stations were designed to cost less than $225,000 in 2008. SuperLoop Archive website, 
SANDAG, last accessed January 11, 2023,  https://www.keepsandiegomoving.com/Rapid-
Group/SuperLoopRapid_archive.aspx.

75 “Press Release: MTS Installs First of 600 New Bus Shelters Slated for San Diego Communities,” 
MTS (August 9, 2016), available at https://www.sdmts.com/inside-mts/media-center/news-
releases/mts-installs-first-600-new-bus-shelters-slated-san-diego.

76 600 bus shelters + 1,800 benches = 2,400. $7.9 million / 2,400 = $3,292 per bench or shelter.
77 $225,000/$3292 = 68 benches or shelters.

The SuperLoop has large, 
comfortable bus shelters

Photo source: Circulate San Diego

https://www.keepsandiegomoving.com/Rapid-Group/SuperLoopRapid_archive.aspx
https://www.keepsandiegomoving.com/Rapid-Group/SuperLoopRapid_archive.aspx
https://www.sdmts.com/inside-mts/media-center/news-releases/mts-installs-first-600-new-bus-shelters-slated-san-diego
https://www.sdmts.com/inside-mts/media-center/news-releases/mts-installs-first-600-new-bus-shelters-slated-san-diego


M a k i n g  t h e  M o s t  o f  t h e  M i d - C o a s t  |  3 7

Public agencies should partner with providers of private shuttles.
Private shuttles are an important piece of the University Community Plan area’s 
transportation network, providing connections to the Trolley, the Coaster, and 
to other neighborhood amenities. These shuttles should at least initially be 
allowed to access transit-priority or HOV-3 lanes, because they offer an efficient 
transportation solution with lower greenhouse gas impacts.

These shuttles are not accessible to the public, and may be duplicative of other 
private shuttles and public transit routes in the area. Along routes where private 
shuttles are successful, MTS and SANDAG should evaluate whether there is enough 
demand to expand bus service to replace these private shuttles. This would avoid 
duplicative shuttles, reduce costs to employers, and allow public access.

Employer sponsored shuttles are often part of a developer’s transportation 
demand management commitments to reduce car reliance. If those commitments 
need to be maintained, they could be transitioned into financial contributions to 
MTS to support the new or enhanced public transit service. 

Some bus stops have no shelter, 
lighting, or seating 

Photo source: Circulate San Diego
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MTS, SANDAG, and the City of San Diego, as well as other government 
entities, all own properties near Mid-Coast stations. These properties 
should be evaluated for potential redevelopment for housing and mixed-
use projects.

Recent reforms to California’s Surplus Land Act also mean that any 
redevelopment of surplus government property will mean an opportunity 
for affordable housing developers to have priority.78 This is likely to mean 
new opportunities to build 100 percent affordable projects near our 
region’s valuable transit investments. 

Circulate San Diego’s 2018 report, Real Opportunity, highlighted the 
potential of redeveloping underutilized MTS parking lots into affordable 
homes.79 The report successfully pushed MTS to update its joint-
development policy. The new policy is already resulting in the development 
of several properties,80 including the parking lot at the Grantville Station, 
which will include one building with 124 homes affordable to very low-
income families, and another with 250 student apartments.81  

The same opportunities exist for MTS parking lots along the southern half 
of the Mid-Coast. New data from Circulate San Diego shows low parking 
utilization at Tecolote Road Station, moderate utilization at Balboa Ave 
Station, significant utilization at Nobel Drive Station, and no usage at UTC 
Station.82 UTC and Nobel Drive are parking garages that are ill-suited for 
redevelopment, but MTS should evaluate development options for the 
other parking lots under their updated joint-development policy. 

78 Erin Lapeyrolerie and Karen Tiedemann, Impact of Recent Changes to the Surplus Land 
Act, League of California Cities (September 23, 2021), available at https://www.calcities.
org/docs/default-source/annual-conference---session-materials/09.2021-lapeyrolerie-
ac-paper-impacts-of-recent-changes-to-the-surplus-land-act.pdf?sfvrsn=25f70389_6.

79 Colin Parent, Real Opportunity, Circulate San Diego (2018), available at https://www.
circulatesd.org/plan_diego_real_opportunity.

80 Andew Bowen, “Push For Affordable Housing On MTS Land Showing Results,” KPBS 
(March 27, 2019), available at https://www.kpbs.org/news/politics/2019/03/27/
affordable-housing-mts-land-real-estate-transit.

81 Ray Huard, “Affordable Housing Project Connects to Trolley,” San Diego Business Journal 
(March 9, 2022), available at https://www.sdbj.com/news/enews/affordable-housing-
project-connects-trolley/.

82 Parking counts are available in Appendix B to this report, available at http://www.
circulatesd.org/midcoastreport. UTC station is currently the only station that requires 
payment to park. MTS plans to make parking at UTC station free.
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When evaluating properties for redevelopment, MTS should require no more 
parking that is currently being used, even when that is significantly less than the 
amount of currently available parking.83 

SANDAG is in a similar position. SANDAG sought to obtain a site to provide a 
parking lot at the Clairemont Drive Mid-Coast Station, but instead negotiated 
with the property owner and obtained a requirement that the developer build 
150 parking stalls as part of a coming mixed-use development.84 In 2022, the 
property was sold to another developer, with 150 parking spaces still required.85 In 
light of low utilization of parking lots at nearby stations, SANDAG should consider 
reducing parking requirements for this site.

83 See “Coalition Letter: Update to Parking Policy for Joint-Development of MTS Properties,” Circulate 
San Diego et al. (October 12, 2021), available at https://www.circulatesd.org/coalition_letter_
update_to_parking_policy_for_joint_development_of_mts_properties.

84 Website for The Bayview project, Protea Properties (accessed November 29, 2022), available 
at https://www.proteaproperties.com/bayview; Andrew Bowen, “Housing at trolley-adjacent 
Clairemont site could double under new owner,” KPBS (January 26, 2022), available at https://
www.kpbs.org/news/local/2022/01/26/housing-at-trolley-adjacent-clairemont-site-could-double-
under-new-owner.

85 Andrew Bowen, “Housing at trolley-adjacent Clairemont site could double under new owner,” 
KPBS (January 26, 2022), available at https://www.kpbs.org/news/local/2022/01/26/housing-at-
trolley-adjacent-clairemont-site-could-double-under-new-owner.
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Parking lots are not the only government-owned sites with potential for 
redevelopment. The City of San Diego’s Rose Canyon City Operations 
Station is another a prime opportunity. It is located across the street from 
the Balboa Avenue Mid-Coast Station, and is currently an industrial use 
very near to residential and commercial uses. If this facility were relocated, 
it would open up a significant property for residential and transit-oriented 
development. There is also an existing pedestrian bridge from the Balboa 
Avenue Station across Balboa Avenue that could easily be connected to a 
new development at this location.

All government agencies with properties near the Mid-Coast stations 
should work to identify opportunities for development. These 
opportunities do not have to be large lots or immediately adjacent to the 
station to be workable. Smaller properties can support local businesses 
because they are more likely to be workable for smaller local developers. 
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Mid-Coast stations should be updated to better integrate into their surrounding 
neighborhoods. That means improving the pedestrian and bicycling experience, 
improving disability accessibility, improving connections to the bus, and ensuring that 
future developments incorporate the Trolley as an asset rather than an afterthought.

Stations should also receive other upgrades, including:

• Station attendants to assist passengers and maintain a clean and inviting 
environment,

• Bathrooms,
• ADA access features,
• Lighting,
• Safe storage for privately-owned bicycles,
• Space to accommodate bicycle-share and other micro-mobility services, and
• Space activations such as retail stores, coffee carts, and food trucks.

New development near Trolley stops should be oriented towards the station, to create 
a welcoming environment for transit riders, and encourage ridership. Currently, many 
stops are located at the back of parking lots. This transit-as-an-afterthought approach 
inconveniences transit riders by putting them farther away from their destinations. It 
often forces them to walk through unpleasant and dangerous parking lots to reach 
their destination. The Nobel Drive station is an example of this kind of unfortunate 
design. In contrast, the Riverwalk project, which is currently under construction, will 
incorporate its new Trolley station into the project design. Riverwalk received Circulate 
San Diego’s Mobility Certification for transit-oriented smart growth projects.86 

86 See Website for Circulate San Diego’s Mobility Certification program, Circulate San Diego (accessed 
December 15, 2022), https://www.circulatesd.org/mobility_certification.

Improved Mid-Coast Stations
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Redevelopment of MTS parking lots should be a priority. Where MTS does 
keep transit parking, MTS should charge for its use. Free parking encourages 
car travel, which results in more air pollution, greenhouse gas emissions, 
traffic congestion, and sprawl.87 Charging for parking generates revenue 
that MTS can use for improved transit operations and station safety.

Pricing of MTS parking lots should be flexible and demand-based, with 
different prices for commutes, sports game days, conventions, concerts, 
and other events. MTS parking lots should also include electric vehicle 
charging stations where those are absent.

To its credit, SANDAG’s mobility hub strategy for Mid-Coast stations 
contains many of these recommendations.88 The strategy includes 
improved pedestrian pathways, bikeways, and transit-only lanes. When 
SANDAG implements these strategies, it should be sure to focus on these 
tried-and-true strategies, rather than more speculative elements of their 
plan. Autonomous vehicles and other futuristic technologies have shown 
far more hype than substance. Public investments should prioritize proven 
strategies over vaporware that have not delivered on promises.89 

87 Donald Shoup, “The High Cost of Free Parking,” Journal of Planning Education 
and Research 17:3-20 (January 1997), available at https://www.researchgate.net/
publication/235359727_The_High_Cost_of_Free_Parking.

88 “Mid-Coast Mobility Hub Strategy,” SANDAG (accessed November 29, 2022), available at 
https://www.sdforward.com/mobility-planning/mcMobilityHub.

89 Max Chafkin, “Even After $100 Billion, Self-Driving Cars Are Going Nowhere,” Bloomberg 
Businessweek (October 5, 2022), available at https://www.bloomberg.com/news/
features/2022-10-06/even-after-100-billion-self-driving-cars-are-going-nowhere.

The Nobel Drive Station is located at 
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Policy decisions related to a single neighborhood or a single parcel often attract fierce 
opposition. In contrast, city-wide policies tend to face less local opposition, and attract 
more support from influential regional players. Land-use decisions that are made on a 
city-wide basis have a broader impact, and create the right political conditions for smart 
growth policy.90 

In the case of the University Community Plan update, a common refrain from anti-
housing activists is “Why is this only happening in our neighborhood?” While the analysis 
is incorrect—the City of San Diego is in the midst of several community plan updates 
and is planning to update many more—it does highlight the usefulness of the city-wide 
approach. 

The City of San Diego can help implement smart growth around the Mid-Coast not 
just through the University Community Plan, but also through city-wide policies. These 
city-wide policies can help the University Community Plan reach its full potential. The 
City should update its transportation demand management (TDM) checklist with new 
options to reduce vehicle miles traveled (VMT), retool its Floor Area Ratio (FAR) purchase 
program, enhance its moderate-income density bonus, allow the affordable homes 
bonus program in all multifamily zones, encourage the development of homes and 
mixed-use constructions on outdated shopping centers, and allow townhomes in single 
family neighborhoods near transit.

Flexible transportation demand management requirements would 
allow developers to innovate and be effective.
TDM policies are requirements placed on developers to include features within their 
projects that reduce VMTs.91 These features reduce traffic, air pollution, and greenhouse 
gas emissions by encouraging modes of travel other than a single occupant car.92 

Currently, the City of San Diego awards points for the following TDM measures for all 
developments: bicycle maintenance facilities, bicycle parking, bikeshares, bicycle 
lanes, passenger loading zones, car share, carpool parking, micro-mobility charging 
stations and parking, provision of the minimum number of parking spaces, intersection 
improvements, sidewalk improvements, multi-modal information kiosks, and transit 
infrastructure improvements.93 

Residential projects near transit can also receive credit for on-site childcare facilities, 
delivery storage amenities, health and wellness amenities, co-working space for 
telecommuters, shuttle bus programs, charging separately for parking, and transit 
subsidies.94 

90 Colin Parent, “City-Wide: A Strategy for Sustainable Growth,” California Western Law Review 
Vol. 55, No. 2 (July 2019), available at https://scholarlycommons.law.cwsl.edu/cgi/viewcontent.
cgi?article=1674&context=cwlr.

91 City of San Diego, Transportation Study Manual (2020), p. 29, available at https://www.sandiego.gov/sites/
default/files/10-transportation-study-manual.pdf.

92 Id.
93 City of San Diego, Transportation Study Manual (2020), Appendix T, incorporated by reference in San Diego 

Municipal Code § 143.1103(b), available at https://www.sandiego.gov/sites/default/files/ldm-appendix-t.
pdf.

94 San Diego Municipal Code § 142.0528, available at https://docs.sandiego.gov/municode/
MuniCodeChapter14/Ch14Art02Division05.pdf.
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Regulations should be updated so that non-residential projects can get credit 
for more of the measures that residential projects get credit for, including:

• On-site childcare,
• Telecommute incentives,
• Employer-sponsored transit passes,
• Employer-sponsored shuttles, and
• Charging separately for parking.

We also recommend giving credit for employer or landlord sponsored 
education and encouragement activities for bicycling, walking, and transit. 
San Jose and San Francisco currently allow TDM credit for these kinds of 
programs.95 These programs can be fun and informative for employees or 
residents, and can be paired with social events like happy hours, park days, 
or sporting events. Circulate San Diego’s “Transit for Fun” program is a good 
example of how an employer can achieve this.96 

San Diego should also allow residential projects to get TDM credit for 
including deed-restricted affordable homes in a project. Lower-income 
residents typically own fewer cars and create fewer VMTs.97 San Francisco98 
and San Jose99 already allow a TDM credit for affordable housing. 

San Diego should follow San Jose’s lead and provide TDM credit to projects 
that include density and mixed-use aspects. San Jose allows credit for projects 
that are denser than the existing conditions in the surrounding area, and for 
projects that “increase the amount of space dedicated to mixed employment 
and high-density residential uses in the area surrounding the project.”100  

Finally, San Diego should allow developers to innovate by requesting TDM 
credit for off-menu improvements and programs, so long as the developer 
can show that a measure would reduce VMT at least as much as on-menu 
measures.

95 Transportation Analysis Handbook pp. 22, 24, Table 4, City of San Jose, incorporated 
by reference in San Jose Municipal Code § 20.70, https://www.sanjoseca.gov/home/
showpublisheddocument/28461/637378425915570000; TDM Program Standards, 
Appendix A, p 63, incorporated by reference in San Francisco Planning Code § 169, 
available at https://default.sfplanning.org/transportation/tdm/TDM_Measures.pdf.

96 Website for Transit for Fun program, Circulate San Diego (accessed November 21, 2022), 
available at https://www.circulatesd.org/transitforfun.

97 TransForm and the California Housing Partnership Corporation, Why Creating and 
Preserving Affordable Homes Near Transit is a Highly Effective Climate Protection Strategy 
(2014), available at https://chpc.net/resources/why-creating-and-preserving-affordable-
homes-near-transit-is-a-highly-effective-climate-protection-strategy.

98 TDM Program Standards, Appendix A; incorporated by reference in San Francisco Planning 
Code § 169, available at https://default.sfplanning.org/transportation/tdm/TDM_Measures.
pdf.

99 Transportation Analysis Handbook p. 19, Table 3, City of San Jose, incorporated by 
reference in San Jose Municipal Code § 20.70, https://www.sanjoseca.gov/home/
showpublisheddocument/28461/637378425915570000.

100 Transportation Analysis Handbook p. 19, Table 3, City of San Jose, incorporated by 
reference in San Jose Municipal Code § 20.70, https://www.sanjoseca.gov/home/
showpublisheddocument/28461/637378425915570000.
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Bonus programs for non-residential developments can give incentives 
and fund affordable housing.
San Diego’s Employee Housing Incentive Program allows non-residential developers to 
receive incentives by paying the Employee Housing Incentive Program Fee.101 The program 
is similar to a recommendation of Circulate San Diego’s 2017 report, “Transit Oriented 
Development.”102 It functions in a manner similar to San Diego’s Affordable Homes Bonus 
Program, in that it allows trading affordable housing to gain added development capacity 
(in the form of more FAR), but for commercial developments rather than residential 
developments. Because the beneficiaries of the program are commercial developments, 
the developer is not able to construct on-site affordable homes, and instead pays a fee 
which is put into San Diego’s Affordable Housing Fund.103  

In order to be eligible, a development must be within a transit priority area. Eligible uses 
include retail sales, commercial services, office, light manufacturing, and research and 
development. FAR may not be increased by more than 1.5.104 The Employee Housing 
Incentive Program Fee has been set at $475,000 per development incentive.105 

The City should explore allowing a greater FAR bonus than 1.5, for an additional 
fee. In addition, the City should consider setting a fee that scales with the amount of 
developable square footage added. Currently, smaller projects must pay the same fee as 
larger projects, even though the increased FAR yields far less square footage. Finally, the 
City should ensure that commercial developments get linkage fee credit for using the 
program.

Enhancing the Middle-Income Bonus Program will result in more homes.
San Diego’s Affordable Homes Bonus Program (AHBP) allows up to a 50 percent density 
bonus if 15 percent of a project’s base density is set aside for very low-income families. 
The success of this program was detailed in Circulate San Diego’s report, “Home Run for 
Homes.”106 The program is a prime example of San Diego’s leadership as a pro-housing 
city.

In addition to the AHBP, San Diego allows a developer that maximizes its 15 percent AHBP 
affordable production, an additional Middle-Income Bonus. The Middle-Income Bonus 
allows an additional 25 percent density bonus if an additional 10 percent of the base 
density is set aside as affordable to moderate income households.107 To Circulate San 
Diego’s knowledge, no developer has ever used this bonus. 

101  San Diego Municipal Code § 143.0742, available at https://docs.sandiego.gov/municode/
MuniCodeChapter14/Ch14Art03Division07.pdf.

102 Colin Parent, Transit Oriented Development, Circulate San Diego (2017), p. 20, available at https://www.
circulatesd.org/plan_diego_report_transit_oriented_development.

103 San Diego Municipal Code § 98.0502, available at https://docs.sandiego.gov/municode/
MuniCodeChapter09/Ch09Art08Division05.pdf.

104 San Diego Municipal Code § 143.0742(b)(2), available at https://docs.sandiego.gov/municode/
MuniCodeChapter14/Ch14Art03Division07.pdf.

105 City of San Diego resolution R-313896 (February 23, 2022), available at https://docs.sandiego.gov/council_
reso_ordinance/rao2022/R-313896.pdf.

106 Jesse O’Sullivan and Colin Parent, Home Run for Homes, Circulate San Diego (April 2022), available at 
https://www.circulatesd.org/HomeRunForHomes.

107 San Diego Municipal Code § 143.0740, Table 143-07A, fn 2; Table 143-07B, fn 2, available at https://docs.
sandiego.gov/municode/MuniCodeChapter14/Ch14Art03Division07.pdf.
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San Diego should continue its bonus program leadership by revamping its 
Middle-Income bonus program to allow an additional 50 percent density bonus 
if a developer includes an additional 15 percent of base density as deed-restricted 
for moderate-income households. Like the current program, this enhancement 
should only be available if a developer maxes out the production of 15 percent 
affordable units in the original AHBP. This would create an additional incentive 
to produce low- or very low-income homes, while also creating more middle-
income and market-rate housing.

The AHBP can be updated to benefit all multifamily areas.
San Diego has another opportunity to lead on bonus programs. Currently, the 
highly successful AHBP is only allowed where the underlying zoning is for five 
or more units. It is also limited to projects of five units or more. Allowing AHBP 
for projects less than five units, in areas zoned for two or more units, would 
open the possibility for more “missing middle” housing, which would fill a gap 
between single-family and higher density multi-family housing. This type of 
housing generally has a lower construction cost, which would result in more 
affordability.

This reform would also support small businesses by opening up a product type 
that works for small-scale developers.

State law implementation will allow housing and mixed-use 
development on outdated shopping centers.
With the signing of SB 6 and AB 2011 this year, underused commercial sites 
have the potential to become new housing developments. Both bills allow new 
housing on commercial sites that meet certain labor and affordability standards. 
Both allow local implementing ordinances that are exempt from CEQA.

The City should adopt implementing ordinances for both SB 6 and AB 2011 
that ensure the greatest flexibility and development capacity, to generate as 
much housing as possible. Many of these under-utilized commercial sites are 
adjacent to the Mid-Coast stations or to other transit lines, and are excellent 
opportunities for transit-oriented development. Implementing these policies 
will create more affordable homes, while ensuring high-quality career paths in 
the construction industry.  

Townhomes can deliver ownership opportunities in single 
family neighborhoods near transit.
While development of large apartment complexes is an important piece of 
addressing San Diego’s housing shortage, many San Diegans are unable to 
achieve their dream of owning a home. Townhome zoning would provide 
ownership opportunities at prices that moderate-income San Diegans can 
afford. Allowing townhomes near transit would meet the housing crisis while 
promoting clean transportation.
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In February of 2022, the Planning Department proposed as a part of the University Community 
Plan update, to allow townhomes in some single-family areas of South University.108 The 
Planning Department reasoned that this would create ownership opportunities for middle-
income families. Moreover, the level of density was already allowed because of SB 9. 

SB 9 allows multiple dwellings on parcels zoned for single family homes, and includes 
requirements regarding lot sizes, owner occupancy, and demolition of existing structures.109 
Allowing townhome density at the same level as SB 9 would give developers greater design 
flexibility to build more attractive and diverse projects. This would result in more projects 
being built.

The initial proposal for town homes in the South of University neighborhood has subsequently 
been removed from any of the City’s proposals for the University Community Plan area. 

The City should not give up on this important idea. Instead of allowing this kind of development 
only in South University, or through the University Community Plan update process, the City 
can adopt a policy to allow this product type city-wide. With a city-wide policy, possibly 
limited to proximity to transit, townhome zoning would unlock new development potential 
while distributing new capacity fairly across all neighborhoods. 

108 Presentation to University Community Plan Update Subcommittee Meeting, City of San Diego (February 
15, 2022), p. 49–50, available at https://bf5c854d-f91f-4d3a-bacd-48151e76d7f5.usrfiles.com/ugd/
bf5c85_05dfcf51e63b4091b2cc54caaff47274.pdf.

109 Senate Bill No. 9, California Legislative Information (Approved September 16, 2021), available at https://leginfo.
legislature.ca.gov/faces/billNavClient.xhtml?bill_id=202120220SB9.
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 While this report focuses on improvements to the University Community Plan 
and to locations near the Mid-Coast, the concepts are applicable beyond these 
areas. The Clairemont Mesa Community Plan area is currently engaged in a 
community plan update. That plan update should similarly include increased 
capacity for homes and businesses, especially directly adjacent to new Trolley 
stops, and along feeder bus routes. 

Lessons extend beyond just the City of San Diego. Other cities along the 
southern part of the Blue Line like National City, Chula Vista, and Tijuana should 
also contemplate updates to their land uses to allow more of their residents to 
access the new Mid-Coast.

Increasing development capacity and improving bicycle and pedestrian facilities 
near public transportation is a recipe for economic growth, environmental 
sustainability, and a more equitable region.

Other Land Use Updates
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The San Diego region has an historic opportunity presented by the Mid-Coast. 
After investing $2.2 billion dollars, the region should make sure that the Trolley is 
well connected to new jobs and homes, with good bus, bicycle, and pedestrian 
infrastructure. In order to grow our economy, reduce our greenhouse gas 
emissions, and meet the challenges of our housing crisis, San Diego needs more 
growth in the University Community Plan area, and improved transportation 
options connecting to the Trolley. 

Making the right investments, and the right policy choices will allow San Diego 
to truly make the most of the Mid-Coast. 

Conclusion
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