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8.0 HOUSING 

8.1 INTRODUCTION 

 The Land Use and Housing Elements of the Encinitas General Plan direct that the North 101 
Corridor Specific Plan consider mixed use zoning as a land use option in the specific plan's 
commercial districts.  This means that residential development can be allowed in districts 
which previously have been zoned exclusively for commercial uses.  The reasons for 
considering this are many, not related just to housing strategies. Housing has not been a 
major issue in the crafting of the specific plan, but a serendipitous opportunity exists to aid the 
City's housing needs through the land use strategies of the North 101 Corridor Specific Plan. 

 
 The North 101 Corridor Specific Plan area has historically contributed more than its fair share 

of affordable housing in the city and the City should not rely on this specific plan to solve the 
citywide affordable housing problem.  However, the strategies outlined below address housing 
need, within the context of the best land use planning for the area, and the desire to 
economically upgrade the coastal community.   

8.2 GOALS 

 Chapter 2 of this plan presents the community vision and sets forth the goals of the North 101 
Corridor Specific Plan.  The goals relating to housing are: 

 
• Provide for flexible land use opportunities such as mixed use. 
 
• Identify land use opportunities for under-utilized land. 
 
• Provide affordable housing opportunities, and; 
 
• Establish development guidelines that encourage high quality housing. 

8.3 GENERAL PLAN COMPLIANCE 

 Chapter 9.0 addresses general plan compliance in detail.  In terms of housing, to be consistent 
with and serve to implement the General Plan, this specific plan must retain at least the same 
amount and levels of density of residential development potential as established under the 
Land Use Element.  In addition, as provided under the Land Use Element and housing program 
VI-e of the Housing Element, the specific plan process has addressed mixed use residential 
under commercial zoning.   
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8.4 EXISTING CONDITIONS 

 The North 101 Corridor Specific Plan area covers a long, narrow swath of land surrounding the 
parallel coastal runs of North Highway 101, the railroad tracks, and Vulcan Avenue.  This area 
incorporates the heart of the original coastal Leucadia community, its commercial activity 
centers, and some of the immediately adjacent residential neighborhoods.  At the time of the 
land use survey for this specific plan (1990) the planning area included 1,256 total dwelling 
units, 231 under commercial zoning, 74 under office professional zoning, and approximately 46 
of these attached directly to non-residential (commercial or office) uses.  This shows that a 
pattern of mixed commercial/ residential use was established in the area prior to the adoption 
of this plan.   

 
 Fifty-five (4.4%) of the existing dwellings were classified as stand-alone, single-family 

residential.  Forty-six (3.7%) were duplex, 516 (41%) were other multi-family, and 602 (48%) 
were spaces in mobilehome or trailer parks.  This pattern clearly differentiates the residential 
character of the North 101 Corridor Specific Plan area from that of the "average" city residential 
situation, which is  predominantly single-family detached.  The existing North 101 Corridor is 
an area of broad housing variety, reflecting distinct neighborhoods as part of its make-up.  
Housing here has a number of direct and indirect relationships to the travel corridor itself, both 
physically and historically.  The housing is generally higher density than the average of the 
city, but is still predominantly small-lot, small-scale in its built character.  This residential 
make-up is a key element of the eclectic, small-scale, unique character of the North 101 
Corridor Specific Plan area.   

8.5 HOUSING STRATEGIES 

 The housing "strategies" of the North 101 Corridor Specific Plan are largely the result of the 
land use planning developed in Chapter 3.0.  In creating the desirable land use regulations for 
the various zones of the plan, an additional benefit has been a net increase in housing 
potential.  Much of this should be relatively "affordable", market-based housing. 

8.5.1 MIXED USE ZONING 

There are five distinct commercial mixed use zoning classifications in the North 
Highway 101 Corridor Specific Plan area.  The N-CM-1, N-CM-2, N-CM-3 and N-CRM-1 
zones, along the west side of North Highway 101, replace previous commercial-only 
zoning and the N-CRM-2 zone on Vulcan Avenue replaces previous office professional 
zoning.  The N-CM-1, N-CM-2 and N-CM-3 zones provide for stand-alone commercial 
or commercial and residential uses at a maximum density of 25.0 dwelling units per 
net acre on the same property or in the same structure, with the intent of providing 
opportunities for housing and live/work or artisan loft arrangements, while also 
mitigating the impacts between commercial and residential uses.  The N-CRM-1 zone 
provides for a variety of development opportunities including 1) stand- alone 
commercial, 2) stand-alone residential at a maximum density of 25.0 dwelling units 
per net acre; and 3) mixed use at a maximum density of 25.0 dwelling units per net 
acre.  The N-CRM-2  zone provides for the same development opportunities as the N-
CRM-1 zone except that the maximum density is set at 15.0 dwelling units per net 
acre. 

 
The purpose of this mixed use allowance is to recognize an appropriate "village 
residential" component along this activity corridor; to add neighborhood market support 
for commercial uses along the highway; to allow and encourage the "live-work" 
situations already characterizing this community; and to absorb excess development 
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potential along the corridor which commercial-only zoning would not be able to fill.  
There are no regulations which require mixed use units to be restricted so as to be 
affordable to lower income households.  However, mixed use units are generally 
expected to be attached units with the size and development characteristics of 
condominium units.  As such, it is expected that these mixed use units can be 
relatively affordable, market-based units available for home-ownership or rental.  Note 
the parking and other incentives available, below, for guaranteed-affordable units.   

8.5.2 RIVERIA MOBILEHOME PARK 

The Riveria Mobilehome Park on Vulcan Avenue is zoned N-MHP.  The N-MHP zone 
is intended to provide for mobile home park development and redevelopment, with a 
maximum density of 15 dwelling units per net acre for new or redeveloped parks 
greater than 5 acres.  The zone is recognized as a unique existing land use, with 
unique housing issues; this mobilehome park is basically accepted as part of the 
eclectic coastal community. 

 
The following two strategies also apply to the N-MHP zone. 

A. State Requirements 

1. Prior to the consideration to approve any project, including a tentative 
subdivision or parcel map, or to issue any permit to convert all or any 
portion of any park to another use; and prior to the closure or 
cessation of use of all or a portion of any park, the project proponent 
or property owner shall prepare and file with the City a report on the 
impact of the conversion, closure or cessation of use on park tenants 
for whom the park is their primary place of residence.  This report 
shall at minimum cover the points required by and is subject to the 
requirements for distribution, time limits, requests for hearing, and 
notification requirements specified by Calif. Government Code Secs. 
65863.7, 65863.8, and 66427.4.  As a condition of any City approval, 
the City may require the mitigation of any adverse impacts on park 
tenants of very low, low, or moderate income, including but not limited 
to reasonable costs of relocation.   

 
2. Prior to the consideration to approve any project or issue any permit 

to convert, demolish or replace all or any portion of an existing park, 
the City shall determine if any park units or spaces which would be 
converted, demolished or replaced are or have been occupied as their 
primary place of residence by households of very low, low, or 
moderate income as defined by the City Housing Element.  No such 
project approval or permit issuance shall be granted unless the 
proposed project provides for the same number of replacement 
dwelling units, affordable to the same proportion of very low, low, and 
moderate income households.  Exceptions to this replacement 
requirement as noted in California Government Code Sec. 65590 (b) 
shall apply, subject to a finding by the City that replacement is not 
feasible.   

 
3. No existing park or portion thereof shall be replaced by a 

nonresidential use, unless the City finds that no residential use at 
that location is feasible any longer .   
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B. Incentive Measures 

Aside from this specific plan, adopted policy already obligates the City to 
address and adopt, as feasible, incentives which would have the result of 
preserving affordable housing opportunities in mobilehome/trailer parks.  This 
stems primarily from the City's Housing Element, programs IV-e, IV-f and V-c.  
The nature and extent of such incentives, however, are greatly dependent 
upon available funding, which is undefined at the time of this plan's adoption.  
Incentives also should be dependent on the real status of mobilehome/trailer 
park households; that is, whether park tenants actually use the parks as their 
primary place of residence and what their income status is.  The presumption 
is made that mobilehomes/trailers which are used only as vacation dwellings 
or which are occupied by upper income households are not important to 
preserve as affordable housing resources.   

8.5.3 OTHER RESIDENTIAL DEVELOPMENT 

Additional residential development potential is provided for under this specific plan, 
according to the various zones outlined in Chapter 3.0.  For the most part, these 
zones carry over residential density and development standards which were in place 
under previous zoning.  In some instances residential densities were increased to 
more closely reflect the density of existing residential development and to provide for 
additional housing opportunities along Vulcan Avenue.  Development here also may 
take advantage of the various affordable housing incentives noted below.   

8.5.4 PARKING FOR RESIDENTIAL USES 

Under this specific plan, parking requirements for stand-alone residential development 
are the same as those which apply citywide.  Units in mixed-use development, 
however, are subject to a somewhat simplified parking standard, with no more than 
two offstreet parking spaces required for any dwelling.  In addition, as a voluntary 
incentive, mixed use units which are guaranteed to be affordable to low or very-low 
income households are allowed a reduced, one-space-per-unit parking requirement. 

8.5.5 CITYWIDE HOUSING PROGRAMS 

Through the City's Housing Element and Zoning Ordinance a number of programs are 
established which are basically incentives for residential developers to provide 
affordable housing.  These include: 
 
• consideration of accessory apartments; 
 
• density bonus provisions; 
 
• allowance for development of emergency and transitional shelters; 
 
• federal housing voucher and similar support programs; 
 
• affordable housing rehabilitation; and others. 
 
All of these programs continue to be applicable to land development and use under 
this specific plan. 
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8.6 HOUSING PRODUCTION 

 It is difficult to project the residential buildout potential for the North 101 Corridor Specific Plan 
area given the prevalent mixed use zoning.  However, certain development assumptions were 
made in order to estimate the potential residential buildout.  (Appendix J, Volume IV) 

 
The maximum residential build-out projection under the specific plan is estimated at 1,761 
units.  This compares to a total of 1,256 units existing in 1990 and a potential of 851 units had 
previous general plan land use gone to build-out.  The reduction in dwelling units under the 
general plan land use build-out was due to planned commercial land uses replacing existing 
dwelling units.  The mixed-use allowances make up a substantial proportion of these 
differences:  472 units under the specific plan, none under previous zoning, and 231 units 
existing in 1990.  Additionally, the replacement of OP zoning with various residential and 
mixed use zones along Vulcan Avenue, together with increases in certain residential zones 
along this street contribute to an increase in the number of dwelling units. 

 
As noted above, housing development is not mandated in the specific plan to be guaranteed 
affordable.  Market forces are expected to apply such that much of the Plan's residential 
development potential can be affordable.  As such, adoption of the specific plan helps address 
the obligation of the City to provide "adequate sites for housing opportunities" for income 
categories of households with identified need. 
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