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1. Project Title  

City of Santee 2021-2019 Housing Element Update 

2. Lead Agency Name and Address 

City of Santee 
10601 Magnolia Avenue 
Santee, CA 92071 
 
3. Contact Person and Phone Number 

Michael Coyne 
Associate Planner 
City of Santee 
619-258-4100 x160 
mcoyne@cityofsanteeca.gov 
 
4. Project Location 

Citywide 

5. Project Applicant/Sponsor’s Name and Address 

City of Santee 
10601 Magnolia Avenue 
Santee, CA 92071 
 
6. General Plan Land Use Designation 

Not Applicable for adoption of a Housing Element Update 

7. Zoning 

Not Applicable for adoption of a Housing Element Update 
 
All reports and documents referenced in this Initial Study are on file with the City of Santee, 
Department of Development Services, 10601 Magnolia Avenue, Santee, CA 92071 and a 
digital copy is available from the City website https://www.cityofsanteeca.gov/. 
Telephone Number (619) 258-4100, ext. 167. 

8. Project Description  

The project is a General Plan Amendment (GPA) to update the City of Santee (City) Housing 
Element for the Sixth Cycle planning period from April 15, 2021 to April 15, 2029. The 
proposed Housing Element Update (hereafter, HEU) is attached hereto as Attachment 1. The 
Housing Element, which is part of the City’s General Plan is a policy document designed to 
provide the City a coordinated and comprehensive strategy for promoting the production of 
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safe, decent, and affordable housing within the community. California Government Code 
Section 65580 states the following regarding the importance of creating housing elements:  

The availability of housing is of vital statewide importance, and the early 
attainment of decent housing and a suitable living environment for every 
Californian, including farmworkers, is a priority of the highest order.  

Per state law, the housing element has two main purposes: 

1) To provide an assessment of both current and future housing needs and constraints 
in meeting these needs; and  

2) To provide a strategy that establishes housing goals, policies, and programs. 

The City’s Housing Element serves as an integrated part of the General Plan, and is subject 
to detailed statutory requirements, including a requirement to be updated every eight years, 
and mandatory review by the California Housing and Community Development (HCD). This 
action includes the adoption of the HEU, which is a policy document; no actual development 
nor rezoning of parcels is includes as part of the approval. The proposed HEU is an eight-
year plan for the 2021-2029 period. 

Pursuant to Government Code Section 65583, a housing element is required to consist of an 
identification and analysis of existing and projected housing needs and a statement of goals, 
policies, quantified objectives, financial resources, and scheduled programs for the 
preservation, improvement, and development of housing. Specifically, a housing element is 
required to contain the following: 

• An assessment of housing needs and an inventory of resources and constraints 
relevant to the meeting of these needs (Government Code Section 65583[a]);  

• A statement of the community’s goals, quantified objectives, and policies relative to 
the maintenance, preservation, improvement, and development of housing 
(Government Code Section 65583[a]); and 

• A program that sets forth a schedule of actions during the planning period, each with 
a timeline for implementation of the policies and achieve the goals and objectives of 
the housing element (Government Code Section 65583[c]). 

The City’s HEU consists of the following major components: 

• A profile and analysis of the City’s demographics, housing characteristics, and 
existing and future housing needs (Section 2, Community Profile). 

• A review of the constraints to housing production and preservation. Constraints 
include potential market, governmental, policy, and environmental limitations to 
meeting the City’s identified housing needs (Section 3, Housing Constraints). 



 Initial Study Checklist/Environmental Checklist Form  

City of Santee Housing Element Update (Sixth Cycle: 2021-2029) 
Page 3 

• An assessment of resources available to meet the City’s objectives regarding housing 
production and preservation. Resources include land available for new construction 
and redevelopment, as well as financial and administrative resources available 
(Section 4, Housing Resources). 

• A statement of the housing plan to address the City’s identified housing needs, 
including housing goals, policies, and programs (Section 5, Housing Plan). 

Regional Housing Needs Allocation (RHNA) 

State housing element law requires housing elements to be updated regularly to reflect a 
community’s changing housing needs, including preparation of a Regional Housing Needs 
Allocation (RHNA) plan [Government Code Section 65584(a)]. A critical measure of 
compliance is the ability of a jurisdiction to accommodate its share of the regional housing 
needs based on a RHNA prepared by HCD for each Council of Governments in the state that 
identifies projected housing units needed for all economic segments based on Department of 
Finance population estimates. The San Diego Association of Governments (SANDAG) is the 
Council of Governments for the San Diego region and allocates to the 18 cities and the 
unincorporated area of San Diego County their fair share of the total RHNA housing needed 
for each income category. Each local government must demonstrate that it has planned to 
accommodate all its regional housing need allocation in its Housing Element.  

SANDAG developed a RHNA based on the HCD determination for the region’s “fair share” of 
statewide forecasted growth through April 15, 2029. Overall, the region needs to plan for an 
additional 171,685 units. The City’s share of the regional housing need for the 2021-2029 
RHNA period is allocated by SANDAG based on several factors, including recent growth 
trends, income distribution, and capacity for future growth. The City has been assigned a 
future housing need of 1,219 units for the 2021-2029 RHNA period, representing 0.7 percent 
of the total regional housing need. Of the 1,219 units allocated to the City, the City must plan 
for units affordable to all income levels, as follows: 203 extremely low income; 203 very low 
income; 200 low income; 188 moderate income; and 425 upper income units.1 Table 1 depicts 
the RHNA requirements. 

Table 1 
Regional Housing Needs Allocation for 2021–2029 

Income Category (% of County AMI) Number of Units Percent 
Extremely Low (30% or less) 203 16.7% 
Very Low (31–50%) 203 16.7% 
Low (51–80% AMI) 200 16.4% 
Moderate (81%–120% AMI) 188 15.4% 

                                                
1 The City has a RHNA of 406 very low income units (inclusive of extremely low income units). 
Pursuant to State law (Assembly Bill 2634), the City must project the number of extremely low income 
housing needs based on Census income distribution or assume 50 percent of the very low income units 
as extremely low. Assuming an even split, the City’s RHNA of 406 very low income units may be 
divided into 203 very low and 203 extremely low income units. However, for purposes of identifying 
adequate sites for the RHNA, State law does not mandate the separate accounting for the extremely 
low income category.  
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Table 1 
Regional Housing Needs Allocation for 2021–2029 

Income Category (% of County AMI) Number of Units Percent 
Above Moderate (>120% AMI) 425 34.9% 
Total 1,219 100.0% 
AMI = Area Median Income 
Source: Attachment 1 

 
It is noted that, since the RHNA uses June 30, 2020 as the baseline for growth projections 
for the Housing Element planning period, jurisdictions may count the number of new units 
issued building permits or certificates of occupancy since June 30, 2020 toward their RHNA. 
With the anticipated accessory dwelling units (ADUs), entitled projects, and projects under 
review the City has adequate capacity to accommodate its moderate and above moderate 
income RHNA. The build out of the Fanita Ranch project2 will also provide moderate and 
above moderate income units. The City must accommodate the remaining RHNA of 605 lower 
income units with vacant and nonvacant sites that are appropriately zoned and have near-
term development potential (Table 2). 

Table 2 
Regional Housing Needs Allocation Credits and Remaining Need 

Income Category  
(% of County AMI) RHNA 

Potential 
ADU Entitled 

Under 
Review 

Fanita 
Ranch 

Remaining 
Need 

Extremely Low/Very Low  
(<50% AMI) 406 0 0 1 0 405 

Low (51–80% AMI) 200 0 0 0 0 200 
Moderate (81%–120% AMI) 188 80 0 0 435 0 
Above Moderate (>120% AMI) 425 0 128 435 2,514 0 
Total 1,219 80 128 436 2,949 605 
AMI = Area Median Income; RHNA = Regional Housing Needs Allocation; ADU = accessory dwelling units 
Source: Attachment 1 

 
Residential Sites Inventory  

State law requires that jurisdictions demonstrate in the housing element that the land 
inventory is adequate to accommodate that jurisdiction’s share. A jurisdiction may meet the 
RHNA requirement using potential development on suitable vacant and/or nonvacant sites 
within the community. A jurisdiction must document how zoning and development standards 
on the proposed sites facilitate housing to accommodate the remaining RHNA requirement. 
(see Table 2). Based on the City’s residential site inventory, there is currently adequate land 
capacity to meet all RHNA needs for all income groups. Table 3 summarizes the detailed 
parcel data that is included in Appendix C, Sites Inventory of the HEU (Attachment 1). 

                                                
2 The approval of the Fanita Ranch project included approval of Resolution 094-2020, which adopted the General 
Plan Amendment (GPA 2017-2) that is necessary for the development of the project.  On October 29,2020, a 
referendum against Resolution 094-2020 was submitted to the City Clerk’s office.  On January 13, 2021, the 
referendum petition was certified as including the required number of signatures, and the City Council voted to place 
the referendum on the November 2022 ballot. Due to the referendum, the effective date of Resolution 094-2020 is 
suspended, which means that the developer cannot move forward with actual construction of the Fanita Ranch project 
until the referendum is resolved.   
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Table 3 
Residential Sites Inventory 

(Summary) 
Affordability Level and 

Zoning 
Density 
Factor 

Site 
Count Acreage 

Average 
Parcel Size Capacity Status 

Lower Income      
R-22 (22-30 dua) 22 dua 5 15.53 3.11 297 Nonvacant 
R-30 (30-36 dua) 30 dua 1 1.96 1.96 58 Vacant 

TC-R-22 (22-30 dua) 22 dua 2 10.60 5.30 233 Nonvacant 
1 5.26 5.26 115 Vacant 

TC-R-30 (30-36 dua) 30 dua 1 10.00 10.0 300 Nonvacant 
1 11.11 11.11 333 Vacant 

Low Income Subtotal 11 54.46 4.95 1,336 -- 
Moderate Income       

R-14 (14-22 dua) 14 dua 2 4.17 2.09 58 Nonvacant 
TC-R-14 (14-22 dua) 14 dua 4 44.82 11.21 529 Vacant 
Moderate Income Subtotal 6 48.99 8.16 587 -- 

Above Moderate Income      

R-7 (7-14 dua) 7 dua 15 27.28 1.82 165 Nonvacant 
7 dua 4 3.96 0.99 25 Vacant 

POS/R-7 (7-14 dua) 7 dua 1 47.45 47.45 122 Vacant 
Above Moderate Income Subtotal 20 78.69 3.93 312 -- 

Total  37 182.14 4.92 2,235 -- 
dua = dwelling units per acre 

 
Sites are considered suitable for residential development if zoned appropriately and available 
for residential use during the planning period. To accommodate the RHNA for each income 
category, the City identified some sites for future rezoning to be included in the housing 
element implementation program. Of the 37 sites identified in the inventory, 28 would be 
rezoned as a future discretionary action to accommodate the RHNA. Under this future rezone 
action most sites would be upzoned, except for three sites in the Town Center Residential 
area, which would be downzoned to be consistent with the surrounding residential 
development.  

Government Code Section 65863(c) requires the City to identify available sites for the rezone, 
in order to satisfy its RHNA obligations, but also contains procedures for the City to follow 
in the event that a site becomes unavailable. To ensure that the City monitors its compliance 
with Senate Bill (SB) 166 (No Net Loss), the City will monitor the consumption of residential 
acreage to verify an adequate inventory is available to meet the City’s RHNA obligations. To 
ensure sufficient residential capacity is maintained to accommodate the RHNA, the City will 
develop and implement a formal ongoing (project-by-project) evaluation procedure pursuant 
to Government Code Section 65863.  Should an approval of development result in a reduction 
of capacity below the residential capacity needed to accommodate the remaining need for 
lower income households, the City will identify and if necessary rezone sufficient sites to 
accommodate the shortfall and ensure “no net loss” in capacity to accommodate the RHNA. 
The City will maintain an inventory of available sites for residential development and provide 
it to prospective residential developers upon request. The parcel-by-parcel inventory is 
located in Appendix C, Sites Inventory, of this Housing Element. The future rezone of the 
sites identified would be subject to separate environmental review, as required under the 
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California Environmental Quality Act (CEQA), when sufficient information is available to 
conduct such review.  

Housing Plan  

As required by State Housing Element law, the proposed HEU includes a Housing Plan to 
facilitate and encourage the provision of housing consistent with the RHNA.  The plan would 
implement strategies and programs intended to address a number of important housing-
related issues and achieve the City’s overarching housing goal, which states: 

Ensure that decent, safe housing is available at a cost that is affordable to all 
current and future residents of this community. To this end, the City will strive 
to maintain a reasonable balance between rental and ownership housing 
opportunities and to encourage a variety of individual choices of tenure, type, 
and location of housing throughout the community. 

The objectives, policies, and programs are structured to address the following issue areas 
outlined by State law:  

• Conserving and Improving the Condition of the Existing Housing Stock  
• Assisting in the Development of Affordable Housing Opportunities 
• Providing Adequate Sites to Achieve a Variety of Housing Types and Densities  
• Removing Governmental Constraints as Applicable  
• Affirmatively Furthering Fair Housing  

For details of the objectives and policies relating to each issue area, see Section 5B of the 
proposed HEU. The following is a summary of the 13 key programs included in the City’s 
proposed HEU. 

Program 1: Mobile Home Assistance Program and Conversion Regulations  

Program 1, administered through the HCD, the Mobile Home Park Assistance Program 
would provide financial and technical assistance to mobile home park residents who wish to 
purchase their mobile home parks and convert the parks to resident ownership.  

Program 2: Maintenance and Improving Existing Housing 

Program 2 encourages the maintenance and improvement of existing housing, through City 
advertising of available home improvement financing programs to residents on its website 
and public service counters.  
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Program 3: Conservation of Existing and Future Affordable Units 

Program 3 protects the conversion of units to market rate rentals. Between 2021 and 2031, 
222 units would be considered at risk of converting to market rate rents within the Cedar 
Creek Apartments, Forester Square Apartments, and the Laurel Park Senior Apartments. 
Through this program the City would continue to monitor these at-risk units and if necessary, 
would work with potential purchasers to preserve the units, and ensure that tenants were 
properly notified of their rights under California law.  

Program 4: Housing Choice Voucher Program 

Program 4 extends rental subsidies to extremely low and very low income (up to 50 percent 
of Area Median Income) families and seniors that spend more than 30 percent of their income 
on rent. This program, administered by the County of San Diego, ensures rental assistance 
is provided to the recipients in the form of vouchers, which permit tenants to locate their own 
housing and rent units beyond the federally determined fair market rent in an area.  

Program 5: Homebuyer Assistance Programs 

Program 5 allows City residents that are eligible to participate in several City, County of San 
Diego, and State programs that include First-Time Homebuyer Program, Down Payment and 
Closing Cost Assistance Program: Mortgage Credit Certificate Program, and Homebuyer’s 
Down Payment Assistance Program. 

Program 6: Manufactured Home Fair Practices Program 

Program 6 provides support for the City to regulate short-term space leases in mobile home 
parks and provides staff support to the Manufactured Fair Practices Commission and uphold 
the City’s efforts to maintain the rent control system. 

Program 7: Facilitate Affordable Housing Development 

Program 7 would encourage affordable housing production during the planning period relying 
on the following:  

• Collaborate with Affordable Housing Developers: The City would continue to 
collaborate with affordable housing developers to identify potential sites, write letters 
of support to help secure governmental and private-sector funding, and offer technical 
assistance related to the application of City incentive programs, such as density 
bonuses.  

• Regulatory Concessions and Incentives: The City would continue to work with 
developers on a case-by-case basis to provide regulatory concessions and incentives to 
assist them with the development of affordable and senior housing. Regulatory 
concessions and incentives could include, but are not limited to, density bonuses, 
required parking reductions, fee reductions or deferral, expedited permit processing, 
and modified or waived development standards.  
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Program 8: Supportive Services 

Program 8 assists homeless and other service providers in meeting the immediate needs of 
persons with special needs, including the homeless or near-homeless throughout the City. 

Program 9: Inventory of Available Sites and Monitoring No Net Loss  

Program 9 ensures the City monitor its compliance with Senate Bill 166 (No Net Loss) by 
monitoring the consumption of residential acreage to ensure an adequate inventory is 
available to meet the City’s RHNA obligations. To ensure sufficient residential capacity is 
maintained to accommodate the RHNA, this program provides that the City develop and 
implement a formal ongoing (project-by-project) evaluation procedure pursuant to 
Government Code Section 65863. Should an approval of development result in a reduction of 
capacity below the residential capacity needed to accommodate the remaining need for lower 
income households, implementation of this program would guide the City to identify, and if 
necessary, rezone sufficient sites to accommodate the shortfall and ensure “no net loss” in 
capacity to accommodate the RHNA.  

The City would maintain an inventory of available sites for residential development and 
provide it to prospective residential developers upon request. The parcel-by-parcel inventory 
located in Appendix C of the HEU. 

Program 10: By-Right Approval of Projects with 20 Percent Affordable Units on 
“Reuse” Sites 

Program 10 supports Assembly Bill 1397, under which the City would amend its Zoning 
Ordinance to provide by-right approval of housing development that includes 20 percent of 
the units as housing affordable to lower income households, on sites being used to meet the 
6th cycle RHNA that represent “reuse sites” from previous Housing Element cycles. The 
“reuse” sites are specifically identified in the Appendix C of the HEU, Sites Inventory.  

Program 11: Accessory Dwelling Units (ADUs) 

Program 11 facilitates ADU development pursuant to the City Council approval to waive 
development impact fees for ADUs for five years effective September 2019. The City would 
also explore other options to further encourage the construction of ADUs in the community. 
Options to explore may include increased outreach and education, technical/resources guides 
online, pre-approved plans, and rehabilitation assistance in exchange for deed restrictions, 
among others. 

Program 12: Monitor Changes in Federal and State Housing, Planning, and Zoning 
Laws 

Program 12 supports the City’s removal of governmental constraints to the maintenance, 
improvement, and development of housing. Under this program, the City would monitor 
federal and State legislation that could impact housing and comment on, support, or oppose 
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proposed changes or additions to existing legislation, as well as support new legislation when 
appropriate.  

Program 13: Equal Housing Opportunity Services 

Program 13 supports fair housing laws and statutes to promote equal opportunity for the 
provision of fair housing services.  

9. Project Site Existing Conditions and Surrounding Land Use(s)  

The City of Santee is located in the eastern part of the San Diego metropolitan area, bordered 
by the City of El Cajon on the south and southeast, the City of San Diego on the west and 
northwest, and the county of San Diego on east and northeast. Figure 1 shows the regional 
location of the City and Figure 2 shows the City’s location on an aerial photo. Citywide land 
uses include residential, commercial/retail, public/semi-public, and industrial. Most of the 
City's residentially zoned land has already been developed with a diversity of housing types, 
including single-family homes, mobile home parks, townhomes, condominiums, and 
apartments. However, several hundred acres designated Planned Development District and 
in the Town Center District remain undeveloped and available for future housing 
development. The proposed HEU is comprised of 37 sites located throughout the City limits, 
as depicted on Figure 3.  

10. Other Required Agency Approvals or Permits Required 

In addition to the GPA approval, Housing Element adoption, and CEQA document 
certification by the City Council, approval of the Housing Element Update is also required 
by HCD. 

11. Have California Native American tribes traditionally and culturally affiliated 
with the project area requested consultation pursuant to Public Resources 
Code Section 21080.3.1? If so, is there a plan for consultation that includes, for 
example, the determination of significance of impacts to tribal cultural 
resources, procedures regarding confidentiality, etc.? 

In accordance with the requirements of Public Resources Code 21080.3.1, the City notified 
those Native American Tribes that have requested notice of projects subject to review under 
CEQA.  These tribes were notified via certified mail (see Attachment 2).  
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12. Summary of Environmental Factors Potentially Affected  

The environmental factors checked below would be potentially affected by this project, 
involving at least one impact that is a “Potentially Significant Impact” as indicated by the 
checklist on the following pages. 

 Aesthetics  Agriculture and Forestry 
Resources 

 Air Quality 

 Biological Resources  Cultural Resources  Energy 
 Geology/Soils  Greenhouse Gas Emissions  Hazards & 

Hazardous Materials 
 Hydrology/Water Quality  Land Use/Planning  Mineral Resources 
 Noise  Population/Housing  Public Services 
 Recreation  Transportation  Tribal Cultural 

Resources 
 Utilities/Service Systems  Wildfire  Mandatory Findings 

of Significance 
 
13. Determination 

I find that the proposed project COULD NOT have a significant effect on the 
environment, and a NEGATIVE DECLARATION will be prepared. X 

I find that although the proposed project could have a significant effect on the 
environment, there will not be a significant effect in this case because the 
mitigation measures described on an attached sheet have been added to the 
project. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 

I find that the proposed project MAY have a significant effect on the 
environment, and an ENVIRONMENTAL IMPACT REPORT is required.  

I find that the proposed project MAY have a significant effect(s) on the 
environment, but at least one effect (1) has been adequately analyzed in an 
earlier document pursuant to applicable legal standards, and (2) has been 
addressed by mitigation measures based on the earlier analysis as described on 
attached sheets, if the effect is a "potentially significant impact" or "potentially 
significant unless mitigated." An ENVIRONMENTAL IMPACT REPORT is 
required, but it must analyze only the effects that remain to be addressed. 

 

I find that although the proposed project could have a significant effect on the 
environment, there WILL NOT be a significant effect in this case because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR 
or NEGATIVE DECLARATION pursuant to applicable standards and (b) have 
been avoided or mitigated pursuant to that earlier EIR or NEGATIVE 
DECLARATION, including revisions or mitigation measures that are imposed 
upon the proposed project, and nothing further is required 
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Reasons to Support Findings of Negative Declaration-  

1. The HEU is a policy document supporting the City’s ability to meet its RHNA. No 
development is proposed and no significant environmental impacts would occur as a 
result of its approval. 

2. Future development within the housing sites would be subject to environmental 
review based on project-specific development applications and design features. At that 
time, potential impacts would be identified and mitigation measures proposed 
consistent with CEQA, as applicable. 

 

  03/12/2021 
Signature   Date 

Michael Coyne, Associate Planner  City of Santee 
Printed Name and Title  For 
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FIGURE 2

Project Location on Aerial Photograph

UV67

UV52

UV125

§̈¦8

S.D .  COUN TY

SA NTE E

EL  CA J ON

LA

ME S A

SA N D IE G O

POW A Y

UV67

UV52

UV125

§̈¦8

S.D .  COUN TY

SA NTE E

EL  CA J ON

LA

ME S A

SA N D IE G O

POW A Y

Image Source: Nearmap (flown September 2020)

0 6,000Feet [

City of Santee Boundary

M:\JOBS5\9535\common_gis\fig2_aerial.mxd   1/25/2021   bma 



FIGURE 3

Residential Sites Inventory
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14. Environmental Checklist Form 

EVALUATION OF ENVIRONMENTAL IMPACTS:  

1. A brief explanation is required for all answers except "No Impact" answers that are 
adequately supported by the information sources a lead agency cites in the parentheses 
following each question. A "No Impact" answer is adequately supported if the referenced 
information sources show that the impact simply does not apply to projects like the one 
involved (e.g., the project falls outside a fault rupture zone). A "No Impact" answer should 
be explained where it is based on project-specific factors as well as general standards (e.g., 
the project will not expose sensitive receptors to pollutants, based on a project-specific 
screening analysis).  

2. All answers must take account of the whole action involved, including off-site as well as 
on-site, cumulative as well as project-level, indirect as well as direct, and construction as 
well as operational impacts.  

3. Once the lead agency has determined that a particular physical impact may occur, then 
the checklist answers must indicate whether the impact is potentially significant, less 
than significant with mitigation, or less than significant. "Potentially Significant Impact" 
is appropriate if there is substantial evidence that an effect may be significant. If there 
are one or more "Potentially Significant Impact" entries when the determination is made, 
an EIR is required.  

4.  "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies 
where the incorporation of mitigation measures has reduced an effect from "Potentially 
Significant Impact" to a "Less Than Significant Impact." The lead agency must describe 
the mitigation measures, and briefly explain how they reduce the effect to a less than 
significant level (mitigation measures from "Earlier Analyses," as described in (5) below, 
may be cross-referenced).  

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other 
CEQA process, an effect has been adequately analyzed in an earlier EIR or negative 
declaration. Section 15063(c)(3)(D). In this case, a brief discussion should identify the 
following:  

a. Earlier Analysis Used. Identify and state where they are available for review.  

b. Impacts Adequately Addressed. Identify which effects from the above checklist were 
within the scope of and adequately analyzed in an earlier document pursuant to 
applicable legal standards, and state whether such effects were addressed by 
mitigation measures based on the earlier analysis.  

c. Mitigation Measures. For effects that are "Less than Significant with Mitigation 
Measures Incorporated," describe the mitigation measures which were incorporated 
or refined from the earlier document and the extent to which they address site-specific 
conditions for the project.  
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6. Lead agencies are encouraged to incorporate into the checklist references to information 
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a 
previously prepared or outside document should, where appropriate, include a reference 
to the page or pages where the statement is substantiated.  

7. Supporting Information Sources: A source list should be attached, and other sources used 
or individuals contacted should be cited in the discussion.  

8. This is only a suggested form, and lead agencies are free to use different formats; however, 
lead agencies should normally address the questions from this checklist that are relevant 
to a project's environmental effects in whatever format is selected.  

9. The explanation of each issue should identify:  

a. the significance criteria or threshold, if any, used to evaluate each question; and  

b. the mitigation measure identified, if any, to reduce the impact to less than 
significance. 
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14.1 Aesthetics 

Except as provided in Public Resources Code Section 21099, would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation  

Less Than 
Significant 

Impact 
No 

Impact 
a. Have a substantial adverse effect 

on a scenic vista? 
    

b. Substantially damage scenic 
resources, including but not 
limited to, trees, rock 
outcroppings, and historic 
buildings within a state scenic 
highway? 

    

c. In non-urbanized areas, 
substantially degrade the existing 
visual character or quality of 
public views of the site and its 
surroundings? (Public views are 
those that are experienced from a 
publicly accessible vantage point). 
If the project is in an urbanized 
area, would the project conflict 
with applicable zoning and other 
regulations governing scenic 
quality? 

    

d. Create a new source of substantial 
light or glare that would adversely 
affect day or nighttime views in 
the area? 

    

a–d. Less Than Significant Impact  
The HEU is a policy document and its adoption would not, in itself, produce environmental 
impacts. It consists of a housing program; no actual development or rezoning is proposed as 
part of the HEU. However, implementation of the programs contained in the document would 
accommodate development required to meet the City’s RHNA, which specifies a need for land 
appropriately zoned to facilitate the production of 1,219 units..  

To accommodate this RHNA, a Housing Plan and land use strategy would be implemented 
in the future involving rezoning based on market feasibility and compatibility with 
surrounding uses. These land use changes would follow the adoption of the Housing Element 
and would be subject to future environmental review, as required, under CEQA once 
sufficient information is available to complete such review. All future projects would be 
required to adhere to relevant development standards and design guidelines contained in the 
City’s zoning ordinance to quality of development at each housing site. The potential impacts 
to aesthetics of any specific future residential development projects would be assessed at the 
time when the projects are actually proposed, and mitigation measures would be adopted as 
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necessary, in conformance with CEQA. Based on the above, the HEU would have a less than 
significant impact on aesthetics and visual resources.  

14.2 Agriculture and Forestry Resources 

In determining whether impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to the California Agricultural Land Evaluation and City 
Assessment Model (1997) prepared by the California Department of Conservation as an 
optional model to use in assessing impacts on agricultural land and farmland. Would the 
project:  

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Convert Prime Farmland, Unique 

Farmland, or Farmland of 
Statewide Importance (Farmland), 
as shown on the maps prepared 
pursuant to the Farmland Mapping 
and Monitoring Program of the 
California Resources Agency, to 
non-agricultural use? 

    

b. Conflict with existing zoning for 
agricultural use, or a Williamson 
Act Contract? 

    

c. Conflict with existing zoning for, or 
cause rezoning of, forest land (as 
defined in Public Resources Code 
section 1220[g]), timberland (as 
defined by Public Resources Code 
section 4526), or timberland zoned 
Timberland Production (as defined 
by Government Code section 
51104[g])? 

    

d. Result in the loss of forest land or 
conversion of forest land to non-
forest use? 

    

e. Involve other changes in the 
existing environment, which, due to 
their location or nature, could 
result in conversion of Farmland to 
non-agricultural use or conversion 
of forest land to non-forest use? 

    

Source: California Department of Conservation 2018 
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a–e. No Impact   
The HEU is a policy document, consisting of a housing program, and its adoption would not, 
in itself, produce environmental impacts. It consists of a housing program; no actual 
development or rezoning is proposed as part of the HEU. Although implementation of the 
programs contained in the document would accommodate development required to meet the 
City’s RHNA, such development would not impact agricultural resources. There is no land 
within the City that is designated as Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance on the San Diego County Important Farmland map produced by the 
State Department of Conservation, Division of Land Resource Protection, Farmland Mapping 
and Monitoring Program (California Department of Conservation 2018). Additionally, the 
HEU does not change any boundaries or the potential for agricultural activities. There are 
also no programs that would conflict with existing agricultural zoning or a Williamson Act 
contract. In addition, because the City does not contain forest land, there is no rezoning or 
development proposed on forest land, or timber property zoned as Timberland Production. 
Based on the above, the HEU would result in no impacts to agricultural or forest resources. 

14.3 Air Quality 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Conflict with or obstruct 

implementation of the applicable 
air quality plan? 

    

b. Result in a cumulatively 
considerable net increase of any 
criteria pollutant for which the 
project region is non-attainment 
under an applicable federal or state 
ambient air quality standard? 

    

c. Expose sensitive receptors to 
substantial pollutant 
concentrations? 

    

d. Result in other emissions (such as 
those leading to odors) adversely 
affecting a substantial number of 
people? 

    

Source: Ambient Air Quality Standards (California Air Resources Board [CARB] 2016) 

a–c. Less Than Significant Impact 
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
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document would accommodate development required to meet the City’s RHNA. The City is 
within the San Diego Air Basin (SDAB). The San Diego Air Pollution Control District 
(SDAPCD) is the regional government agency that monitors and regulates air pollution 
within the SDAB and is responsible for measuring the air quality of the region. The SDAB is 
classified as a federal nonattainment area for ozone and a state nonattainment area for 
ozone (O3), particulate matter less than 10 microns (PM10) and 25 microns (PM2.5) (CARB 
2016).  

The HEU would not conflict with or obstruct implementation of the State Implementation 
Plan and the SDAPCD’s Regional Air Quality Strategy, because the growth anticipated in 
the HEU (RHNA) is consistent with SANDAG Series 13 growth projections that were also 
factored into the Regional Air Quality Strategy. Series 13 is based on the current Fifth Cycle 
RHNA at 3,660 units. Therefore, the current RHNA of 1,219 units have been included in the 
regional counts. Because no development is currently proposed, the HEU would not result in 
a cumulatively considerable net increase of any criteria pollutant for which the project region 
is in nonattainment under an applicable federal or State ambient air quality standard, nor 
would it expose sensitive receptors to substantial pollutant concentrations. For any specific 
future residential projects, SDAB consistency and other issues related to potential long- and 
short-term impacts to air quality would be assessed at the time the projects are proposed. 
Mitigation measures would then be adopted as necessary, in conformance with CEQA. Based 
on the above, the HEU, would result in no impact or a less than significant impact relative 
to air quality. 

d. No Impact 
Because the HEU does not affect land uses that are typically associated with the creation of 
objectionable odors (such as rendering plants, landfills, treatment plants, etc.), which result 
in other emissions (such as those leading to odors) adversely affecting a substantial number 
of people its adoption would have no impact from odors. 

14.4 Biological Resources 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Have substantial adverse effects, 

either directly or through habitat 
modifications, on any species 
identified as a candidate, sensitive, 
or special status species in local or 
regional plans, policies, or 
regulations, or by the California 
Department of Fish and Wildlife 
(CDFW) or U.S. Fish and Wildlife 
Service (USFWS)? 
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Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
b. Have a substantial adverse effect 

on any riparian habitat or other 
community identified in local or 
regional plans, policies, and 
regulations or by the CDFW or 
USFWS? 

    

c. Have a substantial adverse effect 
on state or federally protected 
wetlands (including, but not limited 
to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, 
hydrological interruption, or other 
means? 

    

d. Interfere substantially with the 
movement of any native resident or 
migratory fish or wildlife species or 
with established native resident or 
migratory wildlife corridors, or 
impede the use of native wildlife 
nursery sites? 

    

e. Conflict with any local policies or 
ordinances protecting biological 
resources, such as tree preservation 
policy or ordinance? 

    

f. Conflict with the provisions of an 
adopted Habitat Conservation 
Plan, Natural Community 
Conservation Plan, or other 
approved local, regional, or state 
habitat conservation plan? 

    

a–f. Less than Significant Impact 

The HEU is a policy document, consisting of a housing program while implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA.  

Although implementation of the programs contained in the document would accommodate 
development required to meet the City’s RHNA, future development would not be anticipated 
to significantly impact biological resources. Residential projects completed to meet the RHNA 
are located on infill sites within urbanized areas or within nonvacant underutilized sites. 
Infill sites are located within urbanized areas where little or no native vegetation exists and 
where little potential exists for the occurrence of sensitive species habitat, riparian habitat, 
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a sensitive natural community, federally protected wetlands, or wildlife corridors or nursery 
sites. However, depending on the location, future development in the City may have the 
potential to affect important biological resources. The potential impacts to various biological 
resources of any specific future residential projects would be assessed at the time the projects 
are actually proposed. Mitigation measures would then be adopted as necessary, in 
conformance with CEQA. While the City does not currently have an adopted Multiple Species 
Conservation Program (MSCP) Subarea Plan, the HEU would not conflict with or prevent 
implementation of the City’s current Draft MSCP Subarea Plan preserve design and would 
not conflict with any local policies or ordinances protecting biological resources. Specifically, 
all proposed rezone sites are located outside of draft MSCP lands, and any known resources 
conservation areas. Based on the above, the HEU would result in a less than significant 
impact to biological resources. 

14.5 Cultural Resources 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Cause a substantial adverse 

change in the significance of an 
historical resource pursuant to 
§15064.5? 

    

b. Cause a substantial adverse 
change in the significance of an 
archaeological resource 
pursuant to §15064.5? 

    

c. Disturb human remains, 
including those interred outside 
of formal cemeteries? 

    

Source: City of Santee General Plan  

a–c. Less than Significant Impact  
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. Depending 
on the location, future development in the City has the potential to cause a substantial 
adverse change in the significance of a historical resource as defined in CEQA Guidelines 
Section 15064.5, cause a substantial adverse change in the significance of an archaeological 
resource pursuant to Guidelines Section 15064.5, or disturb human remains, including those 
interred outside of a formal cemetery. There are 65 cultural sites known to occur within the 
City limits (General Plan Conservation Element Section 4.3). The City’s Cultural Resources 
Sensitivity Map (Figure 6-2, General Plan Conservation Element) delineates areas within 
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the City of moderate potential for yet unidentified sites. The General Plan contains policies 
for the protection of historic and cultural resources, including policies 5.2, 8.1, and 8.2, and 
all new development would be required to be consistent with these policies. The HEU would 
not change or alter policies to protect cultural resources. The potential impacts to cultural 
resources of any specific future residential projects would be assessed at the time the projects 
are proposed. Mitigation measures would then be adopted as necessary, in conformance with 
CEQA. Based on the above, the HEU would result in less than significant impacts to cultural 
resources. 

14.6 Energy 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Result in potentially significant 

environmental impacts due to 
wasteful, inefficient, or 
unnecessary consumption of 
energy resources, during project 
construction or operation? 

    

b. Conflict with or obstruct a state 
or local plan for renewable 
energy or energy efficiency? 

    

a and b. Less than Significant Impact  
The HEU is a policy document, consisting of a housing program; while implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. While energy 
resources would be consumed during construction of future development associated with the 
RHNA, potential impacts to energy resources of any specific future residential projects would 
be assessed at the time the projects are proposed. Mitigation measures would then be adopted 
as necessary, in conformance with CEQA. The HEU would not result in potentially 
significant environmental impacts due to wasteful, inefficient, or unnecessary consumption 
of energy resources, during project construction or operation, nor would it conflict with or 
obstruct a state or local plan for renewable energy or energy efficiency. Based on the above, 
the HEU would result in less than significant impacts to energy resources.  
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14.7 Geology and Soils 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Directly or indirectly cause 

potential substantial adverse 
effects, including the risk of loss, 
injury, or death involving: 

    

i. Rupture of a known 
earthquake fault, as 
delineated on the most recent 
Alquist-Priolo Earthquake 
Fault Zoning Map issued by 
the State Geologist for the 
area or based on other 
substantial evidence of a 
known fault? 

    

ii. Strong seismic ground 
shaking?     

iii. Seismic-related ground 
failure, including 
liquefaction? 

    

iv. Landslides?     
b. Result in substantial soil erosion 

or the loss of topsoil?     

c. Be located on a geologic unit or 
soil that is unstable, or that 
would become unstable as a 
result of the project, and 
potentially result in on- or off-
site landslide, lateral spreading, 
subsidence, liquefaction or 
collapse? 

    

d. Be located on expansive soil, as 
defined in Table 18-1-B of the 
Uniform Building Code (1994), 
creating substantial direct or 
indirect risks to life or property? 
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Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
e. Have soils incapable of 

adequately supporting the use of 
septic tanks or alternative 
wastewater disposal systems 
where sewers are not available 
for the disposal of wastewater? 

    

f. Directly or indirectly destroy a 
unique paleontological resource 
or site or unique geologic 
feature? 

    

Source: City of Santee General Plan 

a (i–iv). Less than Significant Impact 
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. Although 
implementation of the programs contained in the document would accommodate development 
required to meet the City’s RHNA, depending on the location, future development in the City 
has the potential to expose people or structures to potential substantial adverse effects from 
geologic hazards. This could include rupture of a known earthquake fault, strong seismic 
ground shaking, and seismicity-related ground failure, including liquefaction, result in 
substantial soil erosion or the loss of topsoil, be located on a geologic unit or soil that is 
unstable, or that would become unstable as a result of future development, and potentially 
result in on- or off-site landslides, lateral spreading, subsidence, liquefaction, or collapse, be 
located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994), 
creating substantial risks to life or property, have soils incapable of adequately supporting 
the use of septic tanks or alternative waste water disposal systems where sewers are not 
available for the disposal of wastewater, or directly or indirectly destroy a unique 
paleontological resource or site or unique geologic feature. 

Similar to most areas in Southern California, the City of Santee lies within a region known 
to be seismically active and is subject to periodic seismic shaking due to earthquakes along 
remote or regional faults. Therefore, the potential exists for people and structures associated 
with new residential projects to be exposed to strong ground shaking, ground failure, and soil 
instability. No known Alquist-Priolo Earthquake Fault Zones or active faults (i.e., faults that 
exhibit evidence of ground displacement during the last 11,000 years) traverse the City. The 
active Rose Canyon and Coronado Bank fault zones are mapped approximately 11 and 25 
miles southwest of the City, respectively, and the active Elsinore and San Jacinto fault zones 
are mapped approximately 31 and 51 miles northeast of the City, respectively. All future 
development within the housing sites would be conducted in accordance with the City’s 
grading guidelines, the current California Building Codes, and the specifications outlined in 
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project-specific Geotechnical Investigations, which are required pursuant to Municipal Code 
15.58.120. For any specific future residential projects, impacts related to seismic hazards 
would be assessed at the time the projects are proposed. Future projects would be required 
to comply with all relevant building standards ensuring that impacts associated with seismic 
hazards would be less than significant. 

b. Less than Significant Impact 

Future development within the housing sites would not result in substantial erosion or loss 
of topsoil, because project-specific Landscape Plans and/or Erosion Control Plans (ECP) 
would be required per the City Municipal Code Sections 9.06.230 and 13.08.040. The 
Landscape Plan and/or ECP would include measures that prevent erosion by minimizing 
runoff that can potentially carry soil off-site.  

c and d. Less than Significant Impact  

The geologic stratigraphy of the City consists of several surface soil types and three geologic 
formations as shown on Figure 8-3 of the General Plan Safety Element, Geotechnical/Seismic 
Hazards Map. Geologic hazards, including landslide, liquefaction, and expansive soils, are 
more susceptible along ancient landslide deposits identified throughout the City, but 
specifically along Friars Formations between Cuyamaca Street and the eastern foot of Cowles 
Mountain in the southwest portion of the City, and throughout the northern part of the City, 
with the exception of northeastern area of Fanita Ranch (2003 General Plan Safety Element 
Section 4.2). Potential impacts associated with landslide, liquefaction, and expansive soils of 
any specific future residential projects would be assessed at the time the projects are 
proposed. Mitigation measures would then be adopted as necessary, in conformance with 
CEQA. Future projects project must comply with the recommendations of the project-specific 
Preliminary Geotechnical Investigation as required pursuant to Municipal Code 11.40.130, 
which would ensure removal of unsuitable soils and proper fill and compaction to avoid 
assessed hazards. Therefore, there is less than significant potential for impacts related to 
landslide and/or liquefaction, or expansive soils. 

e. Less than Significant Impact 
The City is served by public sewer. No future development would require septic tanks or 
alternative wastewater disposal systems. 

f. Less than Significant Impact  
Depending on the location, future development in the City has the potential to disturb 
paleontological resources, especially those underlain by Friars Formation. Potential impacts 
to paleontological resources located within the housing sites would be assessed at the time 
the projects are actually proposed. Mitigation measures would then be adopted as necessary, 
in conformance with CEQA. Therefore, the HEU would result in a less than significant 
impact to paleontological resources. 



 Initial Study Checklist/Environmental Checklist Form  

City of Santee Housing Element Update (Sixth Cycle: 2021-2029) 
Page 27 

14.8 Greenhouse Gas Emissions 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Generate greenhouse gas 

emissions, either directly or 
indirectly, that may have a 
significant impact on the 
environment? 

    

b. Conflict with an applicable plan, 
policy or regulation adopted for 
the purpose of reducing the 
emissions of greenhouse gases?  

    

Sources: U.S. Environmental Protection Agency 2017; Sustainable Santee Plan; City of 
Santee General Plan 

a and b. Less Than Significant Impact 
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. According to 
the U.S. Environmental Protection Agency, the burning of fossil fuels, along with 
deforestation, has caused the concentrations of heat-trapping greenhouse gasses (GHGs) to 
increase significantly in the earth’s atmosphere (U.S. Environmental Protection Agency 
2017). The increase in GHGs results in global warming, as more heat is trapped in the 
atmosphere. The potential impacts related to GHG emissions and global warming for any 
specific future residential projects would be assessed at the time the projects are actually 
proposed. In 2019, the City adopted its Sustainable Santee Plan (SSP), which establishes 
goals, measures, and actions related to reducing GHG emissions. Future projects within the 
housing sites would be required to show consistency with the GHG reduction measures in 
the SSP as applicable under CEQA; the SANDAG Sustainable Communities Strategy found 
in the Regional Transportation Plan, and the City’s General Plan Mobility Element which 
implements the SANDAG Sustainable Communities Strategy. Specifically, future project’s 
inclusion of GHG reduction measures would assist the City in meeting its GHG reduction 
goals and ensuring that impacts related to GHG would be less than significant.  



 Initial Study Checklist/Environmental Checklist Form  

City of Santee Housing Element Update (Sixth Cycle: 2021-2029) 
Page 28 

14.9 Hazards and Hazardous Materials 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Create a significant hazard to 

the public or the environment 
through routine transport, use, 
or disposal of hazardous 
materials? 

    

b. Create a significant hazard to 
the public or the environment 
through reasonably foreseeable 
upset and accident conditions 
involving the release of 
hazardous materials into the 
environment? 

    

c. Emit hazardous emissions or 
handle hazardous or acutely 
hazardous materials, 
substances, or waste within one-
quarter mile of an existing or 
proposed school? 

    

d. Be located on a site which is 
included on a list of hazardous 
materials sites compiled 
pursuant to Government Code 
Section 65962.5 and, as a result, 
would it create a significant 
hazard to the public or the 
environment? 

    

e. For a project located within an 
airport land use plan or, where 
such a plan has not been 
adopted, within two miles of a 
public airport or public use 
airport, would the project result 
in a safety hazard or excessive 
noise for people residing or 
working in the project area? 

    

f. Impair implementation of or 
physically interfere with an 
adopted emergency response 
plan or emergency evacuation 
plan? 
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Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
g. Expose people or structures, 

either directly or indirectly, to a 
significant risk of loss, injury or 
death involving wildland fires? 

    

Source: City of Santee General Plan 

a–c. No Impact 

The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, result in 
potential impacts from hazards and hazardous material that may endanger residents or the 
environment. The HEU would not create a significant hazard to the public or the 
environment through routine transport, use, or disposal of hazardous material, nor create a 
significant hazard to the public or the environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous materials into the environment. 
Further, it would not emit emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed schools, nor impair 
implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan. Lastly, the HEU would not expose people or structures, either 
directly or indirectly, to a significant risk of loss, injury or death involving wildland fires. The 
potential impacts related to hazards and hazardous materials for any specific future 
residential projects would be assessed at the time the projects are actually proposed. 
Mitigation measures would then be adopted as necessary, in conformance with CEQA.  

d. Less Than Significant Impact 
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. The sites of proposed future residential projects would 
be evaluated using appropriate databases including the California Department of Toxic 
Substances Control EnviroStor database which, pursuant to Government Code Section 
65962.5, lists Federal Superfund, State Response, Voluntary Cleanup, School Cleanup, 
Hazardous Waste Permit, and Hazardous Waste Corrective Action site. The potential 
impacts related to any listed hazardous materials sites associated with any specific future 
residential projects would be assessed at the time the projects are actually proposed 
Mitigation measures would then be adopted as necessary, in conformance with CEQA.  

e. Less Than Significant Impact 
The Gillespie Field Airport is located within the City of El Cajon and residential 
neighborhood exists within the Airport Influence Area (AIA) as shown in the Gillespie Field 
Airport Land Use Compatibility Plan (ALUCP) Safety Compatibility Policy Map. The 
potential impacts related to airport hazards for any specific future residential projects would 
be assessed at the time the projects are actually proposed. The City is situated between two 
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aircraft operation areas: Marine Corps Air Station Miramar to the northwest and Gillespie 
Field to the immediate south. There are currently no areas in the City which are within 
designated crash hazard zones as identified in the Airport Land Use Compatibility Plans for 
either Gillespie Field or Marine Corps Air Station Miramar. However, various Airport Safety 
Zones do extend into the City. Future projects within the Airport Safety Zones would be 
required to show consistency with airport safety issues, specifically related to height, noise, 
and safety. Additionally, future development would conform to General Plan Safety Element 
Policy 7.1 requiring development within the Airport Influence Area to incorporate design 
features to address safety and noise hazards, and Section 8.6, Airport Safety Regulations and 
Review Procedures. Therefore, the HEU would result in less than significant impact relative 
to airport hazards.  

f. No Impact 
The HEU would be consistent with all related General Plan policies. This includes the City's 
emergency response plans. Approval of the HEU would not result in the construction of any 
projects. All future development would be reviewed to ensure that they are consistent with 
and would not physically interfere with an adopted emergency response plan or emergency 
evacuation plan. Therefore, the HEU would result in no impact relative to emergency or 
evacuation plans. 

g. No Impact 
The HEU would not expose people to wildfire hazards. Future development would be 
consistent with the City’s regulations related to fire safety and would not interfere with 
emergency response plans related to risk from fire (see also Section 14.20 of this study). 
Therefore, the HEU would result in no impact relative to wildland fires. 

14.10 Hydrology and Water Quality 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Violate any water quality 

standards or waste discharge 
requirements or otherwise 
substantially degrade surface or 
ground water quality? 

    

b. Substantially decrease 
groundwater supplies or 
interfere substantially with 
groundwater recharge such that 
the project may impede 
sustainable groundwater 
management of the basin? 
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Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
c. Substantially alter the existing 

drainage pattern of the site or 
area, including through the 
alteration of the course of a 
stream or river, or through the 
addition of impervious surfaces 
in a manner, which would:  

    

 i. result in substantial erosion 
or siltation on- or off-site;     

 ii. substantially increase the 
rate or amount of surface 
runoff in a manner which 
would result in flooding on- 
or off-site; 

    

 iii. create or contribute runoff 
water which would exceed 
the capacity of existing or 
planned stormwater 
drainage systems or provide 
substantial additional 
sources of polluted runoff; 
or  

    

 iv. impede or redirect flood 
flows?     

d. In flood hazard, tsunami, or 
seiche zones, risk release of 
pollutants due to project 
inundation? 

    

e. Conflict with or obstruct 
implementation of a water 
quality control plan or 
sustainable groundwater 
management plan? 

    

Source: City of Santee General Plan 
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a and c (i–iv). Less than Significant Impact 
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. Residential 
projects completed to meet the RHNA requirement are expected to be located on infill sites 
in urbanized areas or within nonvacant underutilized sites and the City has procedures and 
regulations in place to ensure that there would be no significant impacts associated with 
water quality. Future development within the housing sites would adhere to all applicable 
City regulations including the City’s Storm Water Management and Discharge Control 
Ordinance (Chapter 9.06) which requires projects to incorporate construction and post-
construction Best Management Practices (BMP) to ensure storm water runoff is controlled in 
a manner that would minimize water quality degradation. Likewise, the HEU would not 
substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, or through the addition of impervious surfaces 
in a manner, which would result in substantial erosion, increase the rate or amount of surface 
runoff, exceed the capacity of existing or planned stormwater drainage systems, or impede or 
redirect flood flows. Future projects would be required to employ construction and operational 
BMPs to control potential erosion and siltation, and control flows and associated velocities to 
prevent erosion and impacts to the downstream drainage system. Project-specific effects 
would be assessed at the time future projects are actually proposed. Mitigation measures 
would then be adopted as necessary, in conformance with CEQA ensuring impacts would be 
less than significant. 

b and e. No Impact 
The Padre Dam Municipal Water District contracts with the San Diego County Water 
authority provides potable water in the City. Therefore, implementation of the HEU would 
not deplete groundwater supplies. The HEU does not include the development of any projects. 
It would not conflict with or obstruct implementation of a water quality control plan or 
sustainable groundwater management plan. 

d. Less than Significant Impact 
The City is located in the San Diego River Valley. Reservoirs upstream of the City include 
the San Vicente, El Capitan, and Lake Jennings. Figure 8-2 of the General Plan Safety 
Element delineates the areas potentially subject to inundation in the event of failure of each 
dam. Although the City is within a 100-year flood zone, potential impacts related to flood 
hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation, would 
be assessed at the time future projects are actually proposed. Mitigation measures would 
then be adopted as necessary, in conformance with CEQA. 
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14.11 Land Use and Planning 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Physically divide an established 

community?     

b. Cause a significant 
environmental impact due to a 
conflict with any land use plan, 
policy, or regulation adopted for 
the purpose of avoiding or 
mitigating an environmental 
effect? 

    

a. No Impact 
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones in appropriate locations to accommodate the RHNA, 
rezones would not be approved as part of the current action. Therefore, its adoption would 
not, in itself, produce environmental impacts. However, implementation of the programs 
contained in the document would accommodate development required to meet the City’s 
RHNA. Although implementation of the programs contained in the document would 
encourage residential development required to meet the City’s RHNA, such residential 
projects are expected to be located on infill sites within urbanized areas or within nonvacant 
underutilized sites. Because infill sites are part of the existing urban fabric, projects 
developed on them would not be likely to physically divide an established community and 
would have no impact.  

b. Less than Significant Impact 
The HEU would not cause a significant environmental impact due to a conflict with any land 
use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an 
environmental effect. While the City does not currently have an adopted MSCP Subarea 
Plan, the HEU would not conflict with or prevent implementation of the City’s current Draft 
MSCP Subarea Plan preserve design and would not conflict with such plans.  

The potential impacts related to land use and planning for any specific future residential 
projects would be assessed at the time the projects are actually proposed. Mitigation 
measures would then be adopted as necessary, in conformance with CEQA. Based on the 
above, the HEU would result in no impact or a less than significant impact on land use and 
planning. 
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14.12 Mineral Resources 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Result in the loss of availability 

of a known mineral resource 
that would be of value to the 
region and the residents of the 
state? 

    

b. Result in the loss of availability 
of a locally important mineral 
resource recovery site delineated 
on a local general plan, specific 
plan or other land use plan? 

    

Source: City of Santee General Plan 

a and b. No Impact 
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet City’s RHNA. Although 
implementation of the programs contained in the document would accommodate development 
required to meet the City’s RHNA, future development would not be anticipated to 
significantly impact mineral resources. As discussed in the General Plan Conservation 
Element, known mineral resources in the City include sand, gravel, and crushed rock, which 
are collectively referred to as aggregate. According to the General Plan Conservation 
Element, areas along Fanita Drive and the north end of Magnolia Avenue are designated as 
MRZ-2 areas, which are known to have significant mineral resources. Although future 
residential sites are planned within MRZ-2 areas, the General Plan has designated these 
areas as Planned Development and Specific Plan areas and not intended as a future mineral 
resource recovery sites. Therefore, no loss of minerals would occur. 
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14.13 Noise 

Would the project result in: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Generation of a substantial 

temporary or permanent increase 
in ambient noise levels in the 
vicinity of the project in excess of 
standards established in the local 
general plan or noise ordinance, 
or applicable standards of other 
agencies? 

    

b. Generation of excessive ground 
borne vibration or ground borne 
noise levels? 

    

c. For a project located within the 
vicinity of a private airstrip or an 
airport land use plan, or, where 
such a plan has not been 
adopted, within two miles of a 
public airport or public use 
airport, would the project expose 
people residing or working in the 
area to excessive noise levels? 

    

Source: City of Santee General Plan 

a–c. Less Than Significant Impact 
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. The majority 
of development is expected infill sites within urbanized areas or within nonvacant 
underutilized sites. During construction activities associated with future residential 
development, the potential would exist for temporary or periodic increases in noise levels 
and/or ground-borne noise and vibration levels on and adjacent to project sites. The degree 
of such increases would depend on the type and intensity of construction activity, equipment 
type used, duration of equipment used, and distance between the noise source and noise 
receiver. Residential development also has the potential to result in incremental increases in 
long-term noise levels generated by increased vehicular traffic as well as new stationary 
sources of noise. Adherence to the City's Noise Ordinance and compliance with General Plan 
Noise Element Polices would ensure that any such noise and vibration increases, both 
temporary and permanent, would result in less than significant impacts within project areas. 
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Furthermore, potential development would be consistent with the ALUCP for Gillespie Field. 
The potential impacts related to noise for any specific future residential projects would be 
assessed at the time the projects are actually proposed. Mitigation measures would then be 
adopted as necessary, in conformance with CEQA. Based on the above, the HEU would result 
in a less than significant impact associated with noise. 

14.14 Population and Housing 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Induce substantial unplanned 

population growth in an area, 
either directly (for example, by 
proposing new homes and 
businesses) or indirectly (for 
example, through extension of 
roads or other infrastructure)? 

    

b. Displace substantial numbers of 
existing people or housing, 
necessitating the construction of 
replacement housing elsewhere? 

    

a and b. Less Than Significant Impact 
The HEU is a policy document, consisting of a housing program; while implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. The HEU 
utilizes the 2021-2029 RHNA to plan for and accommodate population growth. Is 
Additionally, the Environmental Impact Report for the City’s General Plan planned for a 
projected population of 67,703 by the year 2020 and per Table 1 of HEU the City is currently 
at 57,999. Therefore, it would not induce population growth within the City. Implementation 
of the programs contained in the document would accommodate development required to 
meet the City’s RHNA. Future development would occur on vacant or underutilized sites. 
With the implementation of rezoning and additional programs in the HEU to increase 
housing capacity, there would be adequate land available to accommodate the City’s RHNA. 
Therefore, the update would not necessitate the construction of replacement housing 
elsewhere (outside of the City) or result in environmental impacts related to growth. Based 
on the above, the HEU would result in a less than significant impact associated with 
population and housing. 
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14.15 Public Services 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Result in substantial adverse 

physical impacts associated with 
the provision of new or 
physically altered governmental 
facilities, need for new or 
physically altered governmental 
facilities, the construction of 
which could cause significant 
environmental impacts, in order 
to maintain acceptable service 
ratios, response times or other 
performance objectives for any 
of the public services: 

    

i. Fire protection?     
ii. Police protection?     
iii. Schools?     
iv. Parks?     
v. Other public facilities?     

a(i–v). Less Than Significant Impact  
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. Residential 
development of this magnitude would be expected to increase the demand for public services. 
As a highly urbanized community, most of the residentially designated land in the City is 
served by public sewer and water lines, streets, storm drains, and other infrastructure and 
utilities. New or improved infrastructure may be needed to serve the housing sites when they 
are developed; however, potential impacts related to public services for any specific future 
residential projects would be assessed at the time the projects are actually proposed. 
Mitigation measures would then be adopted as necessary, in conformance with CEQA. The 
HEU, therefore, would not result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, the construction of which could 
cause significant environmental impacts, to maintain acceptable service ratios, response 
times, or other performance objectives for any of the public services listed above. Based on 
the above, the HEU would result in less than significant impacts to public services. 
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14.16 Recreation 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Increase the use of existing 

neighborhood and regional 
parks or other recreational 
facilities such that substantial 
physical deterioration of the 
facility would occur or be 
accelerated? 

    

b. Include recreational facilities or 
require the construction or 
expansion of recreational 
facilities, which might have an 
adverse physical effect on the 
environment? 

    

Source: City of Santee General Plan 

a and b. Less Than Significant Impact 

The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. Additional 
residential development may result in the increased use of existing recreational facilities or 
the need for construction or expansion of recreational facilities to meet the needs of new 
residents. The availability, maintenance, and management of park and recreation facilities 
are covered under the General Plan and the City’s Parks and Recreation Facilities. The 
potential impacts related to recreation for any specific future residential projects would be 
assessed at the time the projects are actually proposed. Mitigation measures would then be 
adopted as necessary, in conformance with CEQA. Based on the above, the HEU would in a 
less than significant impact related to recreation. 
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14.17 Transportation 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Conflict with a program plan, 

ordinance, or policy addressing 
the circulation system, including 
transit, roadway, bicycle and 
pedestrian facilities?  

    

b. Conflict or be inconsistent with 
CEQA Guidelines Section 
15064.3, subdivision (b)? 

    

c. Substantially increase hazards 
due to a geometric design 
feature (e.g., sharp curves or 
dangerous intersections) or 
incompatible uses (e.g., farm 
equipment)? 

    

d. Result in inadequate emergency 
access?     

a–d. Less Than Significant Impact  
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. New 
residential development would typically be expected to result in additional vehicular trips 
and the increased use of streets (for all modes of transportation). The development 
anticipated by the HEU would occur within urban infill sites and nonvacant underutilized 
sites and consist of various housing types. Future development would be consistent with the 
City’s Mobility Element and SSP, which establishes a plan for a multi‐modal transportation 
system. Additionally, design standards would require future development to ensure safe and 
effective road improvements and emergency access. Therefore, future development 
associated with implementation of the HEU would be expected to generate fewer vehicular 
trips and more multi-modal trips than conventional development.  

In the absence of City adopted significance thresholds for vehicle miles travelled (VMT), the 
State of California Office of Planning Research issued a VMT Technical Advisory in 2018 and 
the Santec/Institute of Transportation Engineer (ITE) Guidelines addressing VMT were 
published in 2019. The Santec/ITE Guidelines for Transportation Impact Studies states 
projects that would generate less than 1,000 average daily trips or less than 50 peakhour 
trips and would generate less than 20 peak-hour trips on any existing on- or off-ramps, are 
screened out and do not require preparation of a transportation impact study (TIS). Future 
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actions needed to implement the HEU, including rezones of specific sites, would undergo a 
separate environmental review. As adoption of the HEU is a policy document, it would not 
be associated with VMT generation. Potential traffic impacts related to increased 
transportation system demands associated with specific future residential projects would be 
assessed at the time the projects are actually proposed. Mitigation measures would then be 
adopted as necessary, in conformance with CEQA. The HEU would not increase hazards due 
to a design feature, result in inadequate emergency access, or conflict with adopted policies, 
plans, or programs supporting alternative transportation. Based on the above, the HEU 
would result in a less than significant impact on transportation/traffic. 

14.18 Tribal Cultural Resources 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Cause a substantial adverse 

change in the significance of a 
tribal cultural resource, defined 
in Public Resources Code section 
21074 as either a site, feature, 
place, cultural landscape that is 
geographically defined in terms 
of the size and scope of the 
landscape, sacred place, or 
object with cultural value to a 
California Native American 
tribe, and that is: 

    

i. Listed or eligible for listing in 
the California Register of 
Historical Resources, or in a 
local register of historical 
resources as defined in Public 
Resources Code section 
5020.1(k)? 
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Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
ii. A resource determined by the 

lead agency, in its discretion 
and supported by substantial 
evidence, to be significant 
pursuant to criteria set forth 
in subdivision (c) of Public 
Resources Code Section 
5024.1. In applying the 
criteria set forth in 
subdivision (c) of Public 
Resource Code Section 
5024.1, the lead agency shall 
consider the significance of 
the resource to a California 
Native American tribe? 

    

Source: City of Santee General Plan 

a (i and ii). Less Than Significant Impact  
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. As discussed 
under Section 14.1, future development in the City has the potential to cause a substantial 
adverse change in the significance of a cultural resource; however, the General Plan 
Conservation Element contains policies for the protection of cultural resources, including 
Policies 5.2, 8.1, and 8.2, and all new development would be required to be consistent with 
these policies. Additionally, future development would be required to follow the protocol 
pursuant to Assembly Bill 52 and Senate Bill 18 regarding notification and consultation with 
Native American Tribes. The potential impacts to tribal cultural resources of any specific 
future residential projects would be assessed at the time the projects are actually proposed. 
Mitigation measures would then be adopted as necessary, in conformance with CEQA. Based 
on the above, the HEU would result in less than significant impacts to tribal cultural 
resources. 
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14.19 Utilities and Service Systems 

Would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Require or result in the 

relocation or construction of new 
or expanded water, wastewater 
treatment or storm water 
drainage, electric power, natural 
gas, or telecommunications 
facilities, the construction or 
relocation of which could cause 
significant environmental 
effects? 

    

b. Have sufficient water supplies 
available to serve the project 
and reasonably foreseeable 
future development during 
normal, dry, and multiple dry 
years? 

    

c. Result in a determination by the 
wastewater treatment provided 
which serves or may serve the 
project that it has adequate 
capacity to serve the project’s 
projected demand in addition to 
the provider’s existing 
commitments? 

    

d. Generate solid waste in excess of 
state or local standards, or in 
excess of the capacity of local 
infrastructure, or otherwise 
impair the attainment of solid 
waste reduction goals? 

    

e. Comply with federal, state, and 
local management and reduction 
statutes and regulation related 
to solid waste? 

    

a–e. No Impact  
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. New 
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residential development would be expected to increase the burden on existing utilities and 
service systems involving water, wastewater treatment storm water drainage, and solid 
waste disposal. Nonetheless, because the development anticipated by the HEU would occur 
primarily on vacant or underutilized sites already served by well-established utilities service 
systems, there would not be a significant need for the expansion of existing systems or the 
construction of new systems, in compliance with applicable statutes and regulations. Water 
and sewer services are provided by Padre Dam Municipal Water District. The HEU, in itself, 
would not impact water or sewer service availability. Future development would be required 
to ensure that adequate water supplies and wastewater capacity would be available to serve 
the project’s projected demand in addition to the provider’s existing commitments. Therefore, 
the HEU would not generate solid waste in excess of state or local standards, or in excess of 
the capacity of local infrastructure, or otherwise impair the attainment of solid waste 
reduction goals, and would comply with federal, state, and local management and reduction 
statutes and regulation related to solid waste. The potential impacts related to public services 
for any specific future residential projects would be assessed at the time the projects are 
actually proposed. Mitigation measures would then be adopted as necessary, in conformance 
with CEQA. The HEU, therefore, would not result in substantial adverse physical impacts 
associated with the provision of utilities and service systems listed above. Based on the above, 
the HEU would result in no impacts to utilities and service systems. 

14.20 Wildfire 

If located in or near state responsibility areas or lands classified as very high fire hazard 
severity zones, would the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Substantially impair an adopted 

emergency response plan or 
emergency evacuation plan? 

    

b. Due to slope, prevailing winds, 
and other factors, exacerbate 
wildfire risks, and thereby 
expose project occupants to, 
pollutant concentrations from a 
wildfire or the uncontrolled 
spread of a wildfire? 

    

c. Require the installation or 
maintenance of associated 
infrastructure (such as roads, 
fuel breaks, emergency water 
sources, power lines, or other 
utilities) that may exacerbate 
fire risk or that may result in 
temporary or ongoing impacts to 
the environment? 
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Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
d. Expose people or structures to 

significant risks, including 
downslope or downstream 
flooding or landslides, as a 
result of runoff, post-fire slope 
instability, or drainage changes? 

    

a–d. Less than Significant Impact  
The HEU is a policy document, consisting of a housing program. While implementation of the 
HEU would ultimately require rezones to accommodate the RHNA, rezones would not be 
approved as part of the current action. Therefore, its adoption would not, in itself, produce 
environmental impacts. However, implementation of the programs contained in the 
document would accommodate development required to meet the City’s RHNA. Future 
development within the housing sites would be reviewed for consistency with fire protection 
development standards and hazard abatement. Specifically, individual projects would 
include weed abatement, adequate emergency vehicle access, use of non-combustible building 
materials, and adequate water pressure to ensure fire safety. The potential impacts related 
to wildland fire for any specific future residential projects would be assessed at the time the 
projects are actually proposed. Project design features would be included to ensure impacts 
related to wildfire would be less than significant. 
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14.21 Mandatory Findings of Significance 

Does the project: 

Issue 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 
a. Have the potential to 

substantially degrade the 
quality of the environment, 
substantially reduce the habitat 
of a fish or wildlife species, 
cause a fish or wildlife 
population to drop below self-
sustaining levels, threaten to 
eliminate a plant or animal 
community, substantially reduce 
the number or restrict the range 
of a rare or endangered plant or 
animal or eliminate important 
examples of the major periods of 
California history or prehistory? 

    

b. Have impacts that are 
individually limited, but 
cumulatively considerable? 
(“Cumulatively considerable” 
means that the incremental 
effects of a project are 
considerable when viewed in 
connection with the effects of 
past projects, the effects of other 
current projects, and the effects 
of probable futures projects)? 

    

c. Have environmental effects, 
which will cause substantial 
adverse effects on human 
beings, either directly or 
indirectly? 

    

a–c. Less Than Significant Impact 
As discussed throughout the above portions of the Initial Study Checklist, the HEU is a policy 
document and its adoption would not, in itself, produce environmental impacts. Although 
implementation of the programs contained in the document would accommodate development 
required to meet the City’s RHNA, the HEU does not identify, describe, promote, entitle, or 
permit any particular residential development project. The act of adopting the updated HEU 
does not, therefore, have the potential to result in environmental impacts, either limited or 
cumulative, affecting habitat; plant or animal communities; rare, endangered or threatened 
species; historic resources; or human beings. Potential impacts resulting from the 
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development of any specific future residential projects would be assessed at the time the 
projects are actually proposed. Mitigation measures would then be adopted as necessary, in 
conformance with CEQA. 

15.0 Checklist References 

1. California Department of Conservation, Important Farmland Designations, San Diego 
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3. City of Santee, General Plan 2000-2020, 2003. Available at 

https://www.cityofsanteeca.gov/services/development-services/planning-and-zoning-
services/general-plan 

 
4. City of Santee, Sustainable Santee Plan: The City’s Roadmap to Greenhouse Gas 

Reductions, 2019. Available at 
 https://www.cityofsanteeca.gov/home/showpublisheddocument?id=18422 
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Section 1: Introduction 
 

A.  Purpose and Content of Housing Element 
 

The Housing Element of the General Plan is designed to provide the City with a coordinated and 
comprehensive strategy for promoting the production of safe, decent, and affordable housing within 
the community.  California Government Code Section 65580 states the intent of creating housing 
elements:  
 

The availability of housing is of vital statewide importance, and the early attainment of decent housing and a 
suitable living environment for every Californian, including farmworkers, is a priority of the highest order.   

 
Per State law, the Housing Element has two main purposes: 

(1) To provide an assessment of both current and future housing needs and constraints in 
meeting these needs; and  

(2) To provide a strategy that establishes housing goals, policies, and programs. 
 
The Housing Element is an eight-year plan for the 2021-2029 period.  The Housing Element serves 
as an integrated part of the General Plan, but is updated more frequently to ensure its relevancy and 
accuracy.  The Housing Element identifies strategies and programs that focus on:  

(1) Matching housing supply with need 

(2) Maximizing housing choice throughout the community 

(3) Assisting in the provision of affordable housing 

(4) Removing governmental and other constraints to housing investment 

(5) Promoting fair and equal housing opportunities 
 
The Housing Element consists of the following major components: 

• A profile and analysis of the City’s demographics, housing characteristics, and existing and 
future housing needs (Section 2, Community Profile). 

• A review of the constraints to housing production and preservation.  Constraints include 
potential market, governmental, policy, and environmental limitations to meeting the City’s 
identified housing needs (Section 3, Housing Constraints). 

• An assessment of resources available to meet the City’s objectives regarding housing 
production and preservation.  Resources include land available for new construction and 
redevelopment, as well as financial and administrative resources available (Section 4, 
Housing Resources). 

• A statement of the Housing Plan to address the City’s identified housing needs, including 
housing goals, policies and programs (Section 5, Housing Plan). 
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In addition, the Housing Element contains a number of appendices: 
 

Appendix A: Public Participation – Summarizes the outreach efforts for the development of 
the Housing Element. 
 
Appendix B: Accomplishments under Adopted Housing Element – Assesses the 
effectiveness and continued appropriateness of the housing programs set forth in the fifth cycle 
Housing Element. 
 
Appendix C: Sites Inventory – Provides detailed information of the selected sites for RHNA. 
 
Appendix D: Undeveloped/Underutilized General Industrial (IG) Sites – Updates the 
status of available parcels for emergency shelters. 

 

B.  State Requirements 
 

State law requires housing elements to be updated periodically to reflect a community’s changing 
housing needs.  A critical measure of compliance with the State Housing Element Law is the ability 
of a jurisdiction to accommodate its share of the regional housing needs – Regional Housing Needs 
Assessment (RHNA).  For the San Diego region, the regional growth projected by the State was for 
the period between June 30, 2020 and April 15, 2029.  However, the Housing Element is an eight-
year document covering the planning period from April 15, 2021 to April 15, 2029.  The City’s 
RHNA and resources available to meet the RHNA are discussed in Section 4, Housing 
Resources.   
 
The RHNA is based, in part, upon the growth that the San Diego Association of Governments 
(SANDAG) has estimated for the City of Santee in its 2050 Regional Growth Forecast.  This 
forecast was adopted in 2013 and is based on current adopted land use plans and policies.  
SANDAG forecasts that Santee will grow to 66,313 residents and 23,886 housing units by 2050. 
 

C.  Data Sources and Methodology 
 
In preparing the Housing Element, various sources of information were consulted.  These include: 
 

• Census 2010 and American Community Survey (ACS) data  

• Housing market data from Corelogic 

• Employment data from the California Employment Development Department 

• Lending data from financial institutions provided under the Home Mortgage Disclosure Act 
(HMDA) 

• Recent data available from service agencies and other governmental agencies 
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D.  General Plan Consistency 
 
The City of Santee General Plan 2020 was adopted on August 23, 2003 and is comprised of the 
following nine elements: Land Use; Housing; Mobility; Recreation; Trails; Conservation; Noise; 
Safety; and Community Enhancement.  The Housing Element is being updated at this time in 
conformance with the 2021-2029 update cycle for jurisdictions in the SANDAG region and has 
been reviewed with the rest of the General Plan to ensure internal consistency.  As portions of the 
General Plan are amended in the future, the Plan (including the Housing Element) will be reviewed 
to ensure that internal consistency is maintained.    
 
Pursuant to new State law, the City is updating the Safety Element concurrent with the Housing 
Element update to include an analysis of fire, flood, geologic, seismic, traffic and public safety 
hazards and policies to reduce the potential loss of life from these hazards.  The Safety Element will 
address new State requirements including environmental justice issues and climate change adaptation 
and resilience.  This update is anticipated to be completed by January 2022. 
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Section 2: Community Profile  
 
The City of Santee incorporated in 1980.  Santee is an urbanized community developed primarily in 
the 1970s and 1980s.  Located in the eastern part of the San Diego metropolitan area, Santee is 
bordered by El Cajon on the south and southeast, the City of San Diego on the west and northwest, 
and the County of San Diego on east and northeast.   
 
Most of the City's residentially zoned land has already been developed with a diversity of housing 
types, including single-family homes, mobile home parks, townhomes, condominiums and 
apartments.  However, several hundred acres within the Specific Plan District and the Town Center 
District remain undeveloped and available for future housing development.   
 

A. Population Characteristics and Trends 
 

The following section describes and analyzes the various population characteristics and trends in 
Santee that affect housing need.   

 
1. POPULATION GROWTH 

 
According to the Census, Santee’s population rose by almost nine percent from 53,413 in 2010 to 
57,999 in 2020 (Table 1).  The San Diego Association of Governments (SANDAG) forecasts that 
the Santee population will reach 63,812 by the year 2035.  This represents a growth of 10 percent or 
5,813 people.   

 

Table 1: Population Growth  

Jurisdiction 

Population 
% Change 
2010-2020 

Projected 
% Change 
2020-2035 2000 2010 2020 

2035 
(Projected) 

El Cajon 94,819 99,478 104,393  109,383  4.9% 4.8% 

La Mesa 54,749 57,065 59,966  70,252  5.1% 17.2% 

Lemon Grove 24,954 25,320 26,526  28,673  4.8% 8.1% 

San Diego 1,223,400 1,301,617 1,430,489  1,665,609  9.9% 16.4% 

Santee 53,090 53,413 57,999  63,812  8.6% 10.0% 

San Diego County 2,813,833 3,095,313 3,343,355  3,853,698  8.0% 15.3% 

Sources: Census 2000 and 2010; California Department of Finance, 2020; and SANDAG 2050 Series 13 Regional Growth Forecast 
(data extracted on 07/2020).  
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2. AGE COMPOSITION 
 

The age structure of a population is also an important factor in evaluating housing and community 
development needs and determining the direction of future housing development.  Typically, each 
age group has distinct lifestyles, family types and sizes, incomes, and housing preferences.  As people 
move through each stage of life, housing needs and preferences change.  For example, young 
householders without children will have different housing preferences than middle-age householders 
with children or senior householders living alone.  Consequently, evaluating the age characteristics 
of a community is important in determining the housing needs of residents.   
 
Santee’s population is, as measured by the median age of its residents, older than in neighboring 
communities and the County as a whole.  In 2018, Santee’s median age was 38.8 years, while the 
County’s median age was 35.6.  The proportion of residents aged 65+ in Santee (14 percent) was the 
second highest among its neighbors, but saw the highest increase in the past 10 years from 11 
percent to 14 percent (see Figure 1).  The proportion of residents under 18 was consistent with 
countywide average (Table 2).  

 

Table 2:  Age Characteristics (2018) 

Jurisdiction 
Under 18 years 65+ years Median Age 

2010 
Median Age 

2018 2010 2018 2010 2018 

El Cajon 25.7% 25.4% 11.0% 11.9% 33.7 32.4 

La Mesa 19.6% 20.7% 14.2% 14.4% 37.1 37.6 

Lemon Grove 25.5% 25.3% 11.2% 12.9% 35.0 35.4 

San Diego City 21.4% 20.1% 10.7% 12.3% 33.6 34.7 

Santee 23.8% 21.6% 10.7% 14.2% 37.2 38.8 

San Diego County 23.4% 22.0% 11.4% 13.3% 34.6 35.6 

Sources: Census 2010; American Community Survey (2014-2018 Estimates)  

 
As shown in Table 2, a shift in the ages of Santee residents occurred between 2010 and 2018. The 
child population decreased slightly while the senior population increased by 3.5 percentage points. 
These changes in age structure represent a significant change in the age composition of Santee 
towards an aging population, which could affect the housing needs of Santee residents during the 
planning period. 
 
This trend has been taking place since 1990, when only eight percent of Santee residents were 65+. 
From 2000 to 2010, the proportion of Santee residents over 65 increased also increased from nine 
percent to 11 percent.  Overall, the senior population in Santee has increased by 6 percentage points 
in the past 30 years. At the same time, the proportion of Santee residents under the age of 18 has 
declined dramatically, from 29 percent in 1990 to 22 percent in 2018.  
  
A decrease in residents aged 18-64 has also taken place in the last decade, with this age group 
decreasing from 66 percent to 64 percent of the population. Both young adult residents and older 
adults saw slight decreases between 2010 and 2018 while adults aged 25 to 44 saw a minimal increase 
(Figure 1).  As a result, Santee’s median age rose by 1.6 years between 2010 and 2018.  These 
changes match the general trends seen in San Diego County in the past 10 years, but they are more 
pronounced in Santee.   
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Figure 1: Age Distribution (2010 and 2018) 

 
Sources: Census 2010; American Community Survey (2014-2018 Estimates)  

 

3. RACE AND ETHNICITY 
 
Different racial and ethnic groups often have different household characteristics, income levels, and 
cultural backgrounds, which may affect their housing needs and preferences.  Studies have also 
suggested that different racial and ethnic groups differ in their attitudes toward and/or tolerance for 
“housing problems” as defined by the Federal Department of Housing and Urban Development 
(HUD), including overcrowding and housing cost burden.  According to these studies, perceptions 
regarding housing density and overcrowding tend to vary between racial and ethnic groups.  
Especially within cultures that prefer to live with extended family members, household size and 
overcrowding also tend to increase.  In general, Hispanic and Asian households exhibit a greater 
propensity than White households for living in extended families.  However, with the housing crisis 
in California, and the recent economic challenges presented by COVID-19, extended family 
members sharing housing arrangements or adult children moving back with parents have become a 
trend in many California communities. 
 
The racial composition of Santee residents in 2018 was 69 percent White, 18 percent Hispanic, five 
percent Asian, two percent Black, five percent for those who declared more than one race, and less 
than once percent for American Indian/Alaskan and Hawaiian/Pacific Islander (Figure 2).  Between 
2010 and 2018, the proportion of all races/ethnicities increased while the White population 
decreased. Hispanic and Asian population had the greatest proportional increases.  
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Figure 2: Race (2010 and 2018) 

 
Sources: Census 2010; American Community Survey (2014-2018 Estimates) 

 
Despite these decreases in White population, Santee continues to have a substantially larger 
proportion of White residents and smaller proportion of Hispanic/Latino residents compared to 
neighboring jurisdictions and the County as a whole (Table 3).  The City’s proportion of 
Black/African Americans is also significantly lower than surrounding cities and within the County.   

 

Table 3: Racial Composition in Neighboring Cities and Region (2018) 

Jurisdiction 
White 
Alone Black 

American 
Indian/ 
Alaskan Asian 

Hawaiian/ 
Pac 

Islands Other 

Two 
or 

More 
Hispanic/ 

Latino 

El Cajon 57.1% 5.5% 0.2% 3.7% 0.4% 0.3% 4.3% 28.5% 

La Mesa 55.5% 7.1% 0.1% 6.5% 0.3% 0.1% 4.6% 25.9% 

Lemon Grove 28.9% 13.5% 0.1% 6.0% 0.4% 0.1% 4.2% 46.7% 

San Diego 42.9% 6.2% 0.2% 16.4% 0.4% 0.2% 3.6% 30.1% 

Santee 69.1% 1.9% 0.5% 5.2% 0.3% 0.1% 4.9% 18.1% 

County 45.9% 4.7% 0.4% 11.6% 0.4% 0.2% 3.4% 33.5% 

Source: American Community Survey (2014-2018 Estimates).    

 

Figure 3 shows the distribution of minority populations in Santee.  Minority individuals comprise 
between 27 and 34 percent of the population in most Census tracts in the City.  However, there is 
one tract (166.08) in the northeastern portion of the community with 22 percent minority, and one 
tract (166.15) in the center of the City where minorities are highly concentrated (41 percent of tract 
population).   
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Figure 3: Minority Concentration Areas (2018) 
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B.  Employment Profile 
 
An assessment of the needs of the community must take into consideration the type of employment 
held by City residents.  Incomes associated with different jobs and the number of workers in a 
household determines the type and size of housing a household can afford.  In some cases, the types 
of jobs themselves can affect housing needs and demand (such as in communities with military 
installations, college campuses, and seasonal agriculture).  Employment growth typically leads to 
strong housing demand, while the reverse is true when employment contracts.   
 

1. OCCUPATION AND LABOR PARTICIPATION 

 

The American Community Survey (ACS) provides information about employment, specifically the 
number of City residents by industry type, who are employed by businesses either outside or within 
their community.  As of 2018, Educational Services/Health Care/Social Assistance and 
Professional/Scientific/Management services were the two largest occupational categories for City 
residents (Table 4).  These categories account for almost 37 percent of the jobs held by employed 
residents.  Similarly, these categories accounted for 36 percent of jobs held by County residents.  
The proportion of City residents in all other occupations was roughly similar to the occupation 
profile of County residents, with a higher proportion of Santee residents being employed in 
construction and retail.  

 

Table 4: Employment Profile (2018) 

Sector 
Santee San Diego County 

Estimate Percent Estimate Percent 

Educational services, and health care and social 
assistance 

6,743 23.8% 332,860 21.3% 

Professional, scientific, and management, and 
administrative and waste management services 

3,630 12.8% 236,691 15.1% 

Retail trade 3,466 12.2% 163,799 10.5% 

Arts, entertainment, and recreation, and 
accommodation and food services 

2,633 9.3% 186,676 11.9% 

Construction 2,316 8.2% 91,902 5.9% 

Manufacturing 2,295 8.1% 144,583 9.2% 

Finance and insurance, and real estate and rental 
and leasing 

1,845 6.5% 97,145 6.2% 

Public administration 1,710 6.0% 78,150 5.0% 

Other services, except public administration 1,351 4.8% 84,047 5.4% 

Transportation and warehousing, and utilities 1,162 4.1% 63,842 4.1% 

Wholesale trade 612 2.2% 37,263 2.4% 

Information 541 1.9% 34,501 2.2% 

Agriculture, forestry, fishing and hunting, and 
mining 

13 0.0% 13,471 0.9% 

Totals 28,317 1,564,930 

Source: American Community Survey (2014-2018 Estimates)  
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Management occupations were the highest paid occupations in the San Diego region in the first 
quarter of 2020, and had a 17 percent increase in average yearly salaries from 2011 to 2020 (Table 5). 
Even with a 44 percent increase in average salary, food preparation and related services remained the 
lowest paid occupation in the County. Overall, average yearly salaries for all occupations increased 
by 8.4 percent.  

 

Table 5: Average Yearly Salary by Occupation, San Diego County (2011 and 2020) 

Occupation 
Salary % Change 

(2011-2020) 2011 2020 

Management $117,046  $136,531 16.6% 

Legal $105,882  $120,265 13.6% 

Computer and Mathematical $82,631  $104,627 26.6% 

Healthcare Practitioners and Technical $89,872  $102,053 13.6% 

Architecture and Engineering $83,115  $99,949 20.3% 

Life, Physical, and Social Science $77,716  $87,579 12.7% 

Business and Financial Operations $71,815  $80,850 12.6% 

Educational Instruction and Library $60,992  $66,690 9.3% 

Total all occupations $50,800 $61,770 8.4% 

Arts, Design, Entertainment, Sports, and Media $56,963  $61,614 8.2% 

Construction and Extraction $51,871  $60,047 15.8% 

Protective Service $50,581  $58,837 16.3% 

Community and Social Services $49,734  $56,793 14.2% 

Installation, Maintenance, and Repair $45,202  $54,945 21.6% 

Sales and Related $38,263  $45,974 20.2% 

Office and Administrative Support $37,260  $45,385 21.8% 

Production $34,324  $43,823 27.7% 

Transportation and Material Moving $32,255  $39,362 22.0% 

Building and Grounds Cleaning and Maintenance $30,880  $36,248 34.6% 

Healthcare Support $26,928  $35,609 15.3% 

Personal Care and Service $26,240  $34,806 32.6% 

Farming, Fishing, and Forestry $26,009  $33,243 27.8% 

Food Preparation and Serving-Related $22,133  $31,942 44.3% 

Source: California Employment Development Department, Occupational Employment Statistics (OES) Q1, 2011, Q1, 2020. 
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C. Household Characteristics 
 
The Census defines a household as all persons who occupy a housing unit, which may include single 
persons living alone, families related through marriage or blood, and unrelated individuals living 
together.  Persons living in retirement or convalescent homes, dormitories, or other group living 
situations are not considered households.  Information on household characteristics is important to 
understand the growth and changing needs of a community. 
 

1. HOUSEHOLD TYPE 
 
According to the ACS, 19,650 households were located in Santee in 2018.  Of these households, 21 
percent were single-person households (no change from the 2010 Census), and households headed 
by seniors (65+) comprised 25 percent, an increase of nearly six percentage points since the 2010 
Census.  Single-person households represented a lower proportion of Santee’s households than in 
neighboring jurisdictions and countywide.  Conversely, 34 percent of Santee households consisted of 
families with children, a larger proportion than found in neighboring San Diego City and La Mesa 
but similar to the County (Table 6).  When compared to Census 2010 numbers, Santee’s household 
composition is slowly trending toward senior-headed households and away from families with 
children and large households. 

 

Table 6: Household Characteristics (2018) 

Jurisdiction 

Single 
Person 

Households 

Senior 
Headed 

Households 

Families 
with 

Children 

Single-
Parent 

Households  

Large Households 

Owner-
Occupied 

Renter-
Occupied 

El Cajon 21.3% 19.4% 40.1% 11.1% 4.3% 10.8% 

La Mesa 31.3% 24.6% 29.3% 9.1% 2.7% 3.7% 

Lemon Grove 21.9% 25.2% 38.5% 11.4% 10.1% 6.5% 

San Diego 27.4% 19.8% 29.1% 7.5% 4.6% 5.3% 

Santee 21.0% 24.6% 33.7% 4.9% 5.9% 3.5% 

San Diego County 23.7% 22.3% 33.1% 8.3% 6.0% 5.9% 

Source: American Community Survey (2014-2018 Estimates)  

 
Different household types generally have different housing needs.  Seniors or young adults typically 
comprise the majority of single-person households and tend to reside in apartment units, 
condominiums, or smaller single-family homes.  Families often prefer single-family homes.  Santee’s 
housing stock provides a range of unit types to meet the needs of its residents (Table 13).  Roughly, 
65 percent of the City’s housing stock is comprised of single-family units, while approximately 24 
percent of the units consist of multifamily units such as apartments and condominiums (Source: 
American Community Survey).   
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2. HOUSEHOLD SIZE 
 
Household size identifies sources of population growth and household overcrowding.  A city's 
average household size will increase over time if there is a trend towards larger families.  In 
communities where the population is aging, the average household size may decline.  The average 
household size in Santee in 2018 was 2.83, an increase from the 2.72 of the 2010 Census, and slightly 
lower than the County as a whole (2.87) (Figure 4).  The County also had a similar increasing 
household size trend, increasing from 2.75 to 2.87 from 2010 to 2018.  
 

Figure 4: Household Size (2010 and 2018) 
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3. HOUSEHOLD INCOME 
 
Household income is an important consideration when evaluating housing and community 
development needs because lower income typically constrains a household's ability to secure 
adequate housing or services.  While housing choices, such as tenure (owning versus renting) and 
location of residences are very much income-dependent, household size and type often affect the 
proportion of income that can be spent on housing.   
 
According to SANDAG estimates, six percent of Santee households in 2018 had incomes lower 
than $15,000, while 10 percent of households earned incomes between $15,000 and $29,999 (Table 
7).  This represents a proportional change in lower income categories since 2010.  Approximately 23 
percent of City households earned incomes between $30,000 and $60,000, while roughly 29 percent 
had incomes between $60,000 and $99,999.  Another 32 percent of Santee households earned 
$100,000 or more.  Proportionally, more households in Santee earn incomes higher than $75,000 
when compared to countywide households (49 percent in Santee compared to 45 percent in the 
region).  SANDAG estimated that the median household income in Santee was $84,226 as of 
January 2018, while the median income for the County was estimated to be $77,217 (Figure 5).   
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Table 7: Household Income Distribution, Santee and San Diego County (2010 and 2018) 

Household Income 
2010 2018  Change in Proportion 

Santee County Santee County Santee County 

Less than $15,000 7.0% 11.0% 6.0% 9.0% -1.0% -2.0% 

$15,000 - $29,999 12.0% 14.0% 10.0% 12.0% -2.0% -2.0% 

$30,000 - $44,999 13.0% 14.0% 11.0% 12.0% -2.0% -2.0% 

$45,000 - $59,999 12.0% 11.0% 12.0% 11.0% 0.0% 0.0% 

$60,000 - $74,999 13.0% 10.0% 12.0% 10.0% -1.0% .0% 

$75,000 - $99,999 16.0% 13.0% 17.0% 13.0% 1.0% 0.0% 

$100,000 or more 27.0% 27.0% 32.0% 32.0% 5.0% -5.0% 

TOTAL 100.0% 100.0% 100.0% 99.0% 0.0% -1.0% 
Notes: SANDAG Estimates do not add up to 100 percent. SANDAG presents household distributions to the nearest whole number.  
Source: SANDAG, Current Estimates, 2010, 2018. (Accessed 09/2020) 

 

Figure 5: Median Household Income (2018) 

 
Note: Not adjusted for inflation. Source: SANDAG, Current Estimates, 2018. (Accessed 08/2020).  

 
4. OVERCROWDING 
 
An overcrowded housing unit is defined as a unit occupied by more than one person per room.1  
Overcrowding can result when there are not enough adequately sized units within a community, 
when high housing costs relative to income force too many individuals to share a housing unit than 
it can adequately accommodate, and/or when families reside in smaller units than they need to 
devote income to other necessities, such as food and health care.   
 
According to the 2014-2018 ACS, roughly 3.4% of Santee households experienced overcrowded 
living conditions in 2018 (Table 8). Of these, 39 percent were in owner-occupied households, and 61 

 
1  Based on the Census Bureau’s definition of “room,” which excludes bathrooms, porches, balconies, foyers, halls, or 

half-rooms. 
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percent were renters.  This suggests that renters are disproportionately affected by overcrowding – 
as of 2018, only 29 percent of the households in Santee were renter-occupied, but they represent 61 
percent of all overcrowded households.  

 

Table 8: Overcrowding1 (2018) 

  Overcrowded % of Overcrowded HH % of All Households2 

Owner 257 38.6% 1.9% 

Renter 408 61.4% 7.1% 

Total Households 665 100.0% 3.4% 

Note: 1. Overcrowding: 1.01 or more persons per bedroom. 2. Percent of households for that category. Total owner households= 
13,871; total renter households= 5,779; total households = 19,650.  
Source: American Community Survey, 2014-2018 Estimates.  

 
This pattern often suggests an inadequate supply of larger rental units.  While 66 percent of 
occupied housing units in the City had three or more bedrooms (the minimum size considered large 
enough to avoid most overcrowding issues for large households), only 18 percent of these units 
were occupied by renters.   
 

5. COST BURDEN 
 
State and federal standards for housing cost burden are based on an income-to-housing cost ratio of 
30 percent and above.  Households paying more than 30 percent of their income on housing have 
limited remaining income for other necessities.  Upper income households generally are capable of 
paying a larger proportion of income for housing; therefore, estimates of housing cost burden 
generally focus on lower and moderate income households.   
 
According to the most recent Comprehensive Housing Affordability Strategy (CHAS) data, 
published by HUD, 36 percent of Santee households overpaid for housing in 2017 and housing cost 
burden affected a larger proportion of renters (48 percent) than owners (31 percent) (Table 9).  
While cost burden affected a smaller proportion of households in 2017 than 2010 (when 44 percent 
of households overpaid for housing), the trends in cost burden based on tenure have reversed. Since 
2010, the proportion of cost burdened renter-households has increased from 43 to 48 percent. By 
contrast, the proportion of cost burdened owner-households decreased from 45 percent to 30 
percent in seven years.  
 
Cost burden affected a majority of lower and moderate income households in 2017 regardless of 
tenure; however, the incidence of cost burden was greatest among very low income homeowners (81 

percent) and very low income renters (91 percent) (Figure 6). With a high prevalence of cost burden 
amongst lower income households, households may attempt to mitigate cost burden by taking in 
additional roommates or occupying smaller and presumably cheaper units, leading to overcrowding.   
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Table 9: Cost Burden by Tenure and Income Level (2010 and 2017) 

 Income 
Owners  Renters  

Renters and 
Owners  

2010 2017 2010 2017 2010 2017 

Extremely Low Income (<= 30% AMI) 83.7% 75.7% 75.8% 77.9% 79.9% 76.9% 

Very Low Income (30-50% AMI) 72.4% 59.4% 80.6% 90.5% 75.9% 74.9% 

Low Income (50-80% AMI) 55.5% 50.9% 50.9% 67.8% 53.9% 57.5% 

Moderate/Above Moderate Income (>80% AMI) 35.8% 19.5% 16.8% 15.7% 44.1% 18.6% 

All Households 44.6% 30.5% 42.7% 48.3% 44.1% 36.0% 

Source: Comprehensive Housing Affordability Strategy (CHAS), 2006-2010 estimates and 2013-2017 estimates.  

 

Figure 6: Cost Burden by Tenure and Income Category (2017) 

 
Source:   HUD Comprehensive Housing Affordability Strategy (CHAS) tabulations of 2013-2017 ACS data. 
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D. Special Needs Populations 
 
Certain segments of the population may have more difficulty in finding decent, affordable housing 
due to their special needs.  Special circumstances may be related to one’s employment and income, 
family characteristics, disability, or household characteristics, among other factors.  Consequently, 
certain residents in Santee may experience a higher prevalence of housing overpayment (cost 
burden), overcrowding, or other housing problems. 
  
“Special needs” groups include the following: senior households, single-parent households, large 

households, persons with disabilities, agricultural workers, students, and homeless (Table 10).  This 
section provides a detailed discussion of the housing needs facing each particular group as well as 
programs and services available to address their housing needs. 

 

Table 10: Special Needs Groups 

Special Needs Group 
Santee San Diego County 

# % # % 

Senior-Headed Households (65+) 4,826 24.6% 249,767 22.3% 

Single-Parent Households          1,634  8.3%          124,701  11.1% 

Large Households          1,843  9.4%          132,588  11.8% 

Persons with Disabilities 5,964 10.8% 314,897 9.8% 

Agricultural Workers1 13 0.0% 13,471 0.9% 

Students2          4,019  7.0%          296,600  9.0% 

Homeless 25 0.0%              7,619  0.2% 

1. Category includes civilians employed in the "agriculture, forestry, fishing and hunting, and mining" industry as 
reported in the ACS.  
2. Population enrolled in college or graduate school  
Source: Census, ACS, 2014-2018; and Regional Task Force on the Homeless, 2020. 

 

1. SENIOR HEADED HOUSEHOLDS 
 
Many senior-headed households have special needs due to their relatively low incomes, disabilities or 
limitations, and dependency needs.  The population over 65 years of age is considered senior and 
has four main concerns: limited and often fixed income; poor health and associated high health care 
costs; mobility limitation and transit dependency; and high costs of housing. 
 
From 2014 to 2018, seniors (age 65+) comprised 14 percent of Santee residents and 25 percent of 
households were headed by seniors.  Of these households, the majority (84 percent) owned their 
homes, while the remainder (16 percent) rented.   Aside from cost burden problems faced by seniors 
due to their relatively fixed incomes, many seniors are faced with various disabilities.  Roughly, 34 
percent of Santee’s senior population was reported as having one or more disabilities between 2014 
and 2018 by the ACS.  The need for senior housing can be expected to increase in Santee due to the 
changing demographics of the population.   It will therefore be particularly important for the City to 
encourage and facilitate the development of housing that is affordable to seniors.   
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2. SINGLE-PARENT HOUSEHOLDS 
 
Single-parent households require special consideration and assistance because of their greater need 
for day care, health care, and other facilities.  Female-headed households with children in particular 
tend to have lower incomes, thus limiting housing availability for this group.   
 
According to the 2014-2018 ACS, approximately eight percent of Santee households were headed by 
single parents.  The large majority of these, 66 percent, were headed by females.  According to the 
2014-2018 ACS, 21 percent of single-parent households had incomes below the poverty level; 87 
percent of those households were headed by women.  City efforts to expand affordable housing 
opportunities will help meet the needs of single-parent households  

 
3. LARGE HOUSEHOLDS 
 
Large households (with five or more members) are identified as a group with special housing needs 
based on the limited availability of adequately sized, affordable housing units.  Large households are 
often of lower income, frequently resulting in the overcrowding of smaller dwelling units and in 
turn, accelerating unit deterioration.   
 
About nine percent of Santee households were classified as “large households” by the 2014-2018 
ACS.  About 37 percent of those households rented the units they occupied.  The housing needs of 
larger households are typically met through larger units.  While 25 percent of occupied housing units 
in the City had four or more bedrooms, only a small portion of these units (13 percent) were 
occupied by renters.  Since only nine percent of Santee’s households are large households, Santee’s 
housing stock should be adequate to meet the needs of larger households.  However, lower income 
large renter households may have greater difficulty securing adequately-sized units than other large 
renter households.  
 

4. PERSONS WITH DISABILITIES 
 
Disability is a physical, mental, or developmental condition that substantially limits one or more 
major life activity.  Disabilities can hinder access to housing units of conventional design, as well as 
limit the ability to earn adequate income.  The 2014-2018 ACS estimated that 11 percent of Santee’s 
population over five years of age had a disability.  The ACS also tallied the number of disabilities by 
type for residents with one or more disabilities; a person may have more than one disability.  Among 
the disabilities tallied, 32 percent involved difficulty hearing, 20 reported cognitive difficulty, 55 
percent were ambulatory disabilities, 38 percent made independent living difficult, 16 percent limited 
self-care ability, and 20 percent involved visual difficulty.  
 

Four factors – affordability, design, location and discrimination – significantly limit the supply of 
housing available to households of persons with disabilities.  The most obvious housing need for 
persons with disabilities is housing that is adapted to their needs.  Most single-family homes are 
inaccessible to people with mobility and sensory limitations.  Housing may not be adaptable to 
widened doorways and hallways, access ramps, larger bathrooms, lowered countertops and other 
features necessary for accessibility.  The cost of retrofitting a home often prohibits homeownership, 
even for individuals or families who could otherwise afford a home.  Furthermore, some providers 
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of basic homebuying services do not have offices or materials that are accessible to people with 
mobility, visual or hearing impairments.   
 
Location of housing is also an important factor for many persons with disabilities, as they often rely 
upon public transportation.  Furthermore, the 2020 San Diego Regional Analysis of Impediments to 
Fair Housing Choice concluded housing choices for special needs groups were limited and thus an 
impediment to fair housing in the San Diego region.2   
 
Services for persons with disabilities are typically provided by both public and private agencies.  
State and federal legislation regulate the accessibility and adaptability of new or rehabilitated 
multifamily apartment complexes to ensure accommodation for individuals with limited physical 
mobility.  Furthermore, the City updated the Zoning Ordinance in January 2013 to establish a 
ministerial reasonable accommodation process and to accommodate supportive housing in all 
residential zones.   

Persons with Developmental Disabilities 

A recent change in State law requires that the Housing Element discuss the housing needs of 
persons with developmental disabilities.  As defined by State law, “developmental disability” means a 
disability that originates before an individual attains 18 years of age, continues, or can be expected to 
continue, indefinitely, and constitutes a substantial disability for that individual.  Intellectual 
disability, cerebral palsy, epilepsy, and autism, are considered developmental disabilities. The term 
also includes disabling conditions found to be closely related to intellectual disability or to require 
treatment similar to that required for individuals with an intellectual disability, but does not include 
other handicapping conditions that are solely physical in nature. 
 
The Census does not collect or report statistics for developmental disabilities and no other source is 
known to have this data for Santee. According to the State's Department of Developmental 
Services, as of June 2019, approximately 562 Santee residents with developmental disabilities were 
being assisted at the San Diego Regional Center.  Most of these individuals (75 percent) were 
residing in a private home with their parent or guardian and 271 of these persons with 
developmental disabilities were under the age of 18. 
 
Many developmentally disabled persons can live and work independently within a conventional 
housing environment.  More severely disabled individuals require a group living environment where 
supervision is provided. The most severely affected individuals may require an institutional 
environment where medical attention and physical therapy are provided.  Because developmental 
disabilities exist before adulthood, the first issue in supportive housing for the developmentally 
disabled is the transition from the person’s living situation as a child to an appropriate level of 
independence as an adult. 
 

 
2  San Diego Regional Alliance for Fair Housing, San Diego Regional Analysis of Impediments to Fair Housing Choice, May 

2020.   
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5. AGRICULTURAL WORKERS 
 
Agricultural workers are traditionally defined as persons whose primary incomes are earned through 
permanent or seasonal agricultural labor.  Permanent farm laborers work in the fields, processing 
plants, or support activities on a generally year-round basis.  When workload increases during 
harvest periods, the labor force is supplemented by seasonal labor, often supplied by a labor 
contractor.  For some crops, farms may employ migrant workers, defined as those whose travel 
distance to work prevents them from returning to their primary residence every evening.  
Determining the true size of the agricultural labor force is difficult.  For instance, the government 
agencies that track farm labor do not consistently define farm-workers (e.g. field laborers versus 
workers in processing plants), length of employment (e.g. permanent or seasonal), or place of work 
(e.g. the location of the business or field).  Further limiting the ability to ascertain the number of 
agricultural workers within Santee is the limited data available on the City due to its relatively small 
size.   
 
According to the 2014-2018 ACS, 13 residents of Santee residents were employed in farming, 
forestry, or fishing occupations.  Santee is an urbanized community with no undeveloped parcels 
zoned for agriculture as a principal use; however, some residential zones allow a range of agriculture 
and related uses.   
 

6. STUDENTS 
 
Santee includes a private college within its jurisdictional limits (San Diego Christian College) and is 
in relatively close proximity to Grossmont Community College and San Diego State University.  
Approximately seven percent of Santee residents were enrolled in college between 2014-2018, which 
is slightly lower than the proportion of college students countywide (nine percent).  San Diego State 
University is the largest university in the San Diego region, with approximately 34,000 students.  The 
university provides housing for an estimated 19 percent of enrolled students.  Typically, students 
have lower incomes and therefore can be impacted by a lack of affordable housing.  Overcrowding 
within this special needs group is a common concern.     
 

7. HOMELESS 
 
According to HUD, the homeless population includes: 
 

1) Individuals and families who lack a fixed, regular, and adequate nighttime residence and 
includes a subset for an individual who is exiting an institution where he or she resided for 
90 days or less and who resided in an emergency shelter or a place not meant for human 
habitation immediately before entering that institution;  
 

2) Individuals and families who will imminently lose their primary nighttime residence;  
 

3) Unaccompanied youth and families with children and youth who are defined as homeless 
under other federal statutes who do not otherwise qualify as homeless under this definition; 
or  
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4) Individuals and families who are fleeing, or are attempting to flee, domestic violence, dating 
violence, sexual assault, stalking, or other dangerous or life-threatening conditions that relate 
to violence against the individual or a family member. 

 
Assessing a region’s homeless population is difficult because of the transient nature of the 
population.  San Diego County’s leading authority on the region’s homeless population is the 
Regional Task Force on the Homeless (RTFH).  Based on the 2020 Point-in-Time Count, the 
majority of the region’s homeless population is estimated to be in the urban areas, but a sizeable 
number of homeless persons make their temporary residence in rural areas (Table 11).  RTFH 
estimates that all of Santee’s homeless population (25 people) was unsheltered in 2020.  
 

Table 11: Homeless Population by Jurisdiction (2020) 

Jurisdiction 

Total Homeless 

Total 
Percent 

Unsheltered Unsheltered 
Emergency 

Shelters 
Safe Haven 

Transitional 
Housing 

Lemon Grove 18 0 0 0 18 100.0% 

El Cajon 310 162 0 312 784 39.5% 

La Mesa 52 0 0 0 52 100.0% 

San Diego  2,283   1,759   36   809   4,887  46.7% 

Santee 25 0 0 0 25 100.0% 

Lakeside 24 0 0 0 24 100.0% 

Source:  San Diego Regional Task Force on the Homeless, 2020.  

 
Homelessness is a regional issue that requires the coordination among regional agencies.  Santee is 
part of the San Diego County Continuum of Care Consortium that covers the unincorporated 
County and all incorporated cities with the exception of the City of San Diego.   
 
The City’s Supportive Services Program provides Community Development Block Grant (CDBG) 
funds to homeless service providers to meet the immediate needs of homeless or near homeless in 
Santee.  Services include the provision of food, temporary shelter, health care, and other social 
services.  The City’s Zoning Ordinance was amended in January 2013 to update the requirements for 
emergency shelters and transitional housing pursuant to SB 2.  The City has identified more than 
seven acres on eight parcels on Woodside Avenue within the General Industrial “IG” zoning 
designation where emergency shelters could be sited with ministerial permit approval.  Transitional 
housing is allowed in all residential zones.  
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E. Housing Stock Characteristics 
 

A community’s housing stock is defined as the collection of all housing units located within the 
jurisdiction.  The characteristics of the housing stock, including growth, type, age and condition, 
tenure, vacancy rates, costs, and affordability are important in determining the housing needs for the 
community.  This section details the housing stock characteristics of Santee to identify how well the 
current housing stock meets the needs of current and future residents of the City.  

  
1. HOUSING UNIT GROWTH AND TYPE 

 

Santee has experienced steady housing growth since 2000, when the City had 18,833 units. During 
the past Housing Element planning period, the City’s housing stock grew from 20,422 units in 2013 
to an estimated 21,248 units as of January 2020, or approximately four percent (Table 12).  The 
City’s housing growth outpaced that of nearby East County neighbors El Cajon, La Mesa, and 
Lemon Grove since 2013.  

 

Table 12: San Diego Regional Housing Stock (2013 and 2020) 

Jurisdiction 
# of Units 

January 2013 
# of Units 

January: 2020 
% Increase 
2013-2020 

El Cajon 35,898 36,282 1.1% 

La Mesa 26,482 26,929 1.7% 

Lemon Grove 8,873 9,139 3.0% 

San Diego 519,181 549,070 5.8% 

Santee 20,422 21,248 4.0% 

San Diego County 1,174,866 1,226,879 4.4% 

Source:  Census 2000; and California Department of Finance, 2013, 2020. 

 
Santee maintains a diverse housing stock.  In 2020, single-family homes comprised 65 percent of the 
housing stock, while multifamily units comprised 24 percent, and 11 percent of the housing stock 
consisted of mobile homes (Table 13).  According to the 2020 California Department of Finance 
housing estimates, the City has a larger proportion of mobile homes in San Diego County. 
 

Table 13: Housing Stock Composition (2020) 

Housing Type 
January 2020 

# of Units % of Total 

Single-Family Detached  11,871  55.9% 

Single-Family Attached  1,930  9.1% 

Multifamily 2-4 Units  1,247  5.9% 

Multifamily 5+ Units  3,864  18.2% 

Mobile homes  2,336  11.0% 

Total Units  21,248  100.0% 

Source: California Department of Finance, 2020. 
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Figure 7: Housing Stock Composition (2020) 

  
Source: California Department of Finance, 2020 

 

2. HOUSING AGE AND CONDITION 

 
Housing that is 30 years or older is assumed to require some rehabilitation.  Such features as 
electrical capacity, kitchen features, and roofs, usually need updating if no prior replacement work 
has occurred.  Santee’s housing stock is older than the County’s; 80 percent of the City’s housing 
stock was constructed prior to 1990, while only 72 percent of the County’s housing stock is more 
than 30 years old (Table 14).   
 
Nearly 88 percent of the City’s existing housing stock will exceed 30 years of age by the end of this 
Housing Element planning period (built before 2000). Continued maintenance will be essential to 
prevent widespread housing deterioration.  The Code Enforcement Officer tracks and maintains 
statistics annually for housing units in need of rehabilitation or replacement.   
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Table 14: Age of Housing Stock  
 Santee  San Diego  

Less than 30 years old 

Post-2010                622  3.0%                35,306  2.9% 

2000-2009            1,752  8.5%              145,104  12.0% 

1990-1999            1,670  8.1%              151,967  12.6% 

Total            4,044  19.7%              332,377  27.6% 

30 to 50 years old 

1980-1989            3,958  19.3%              230,420  19.1% 

1970-1979            7,194  35.1%              272,251  22.6% 

Total          11,152  54.4%              502,671  41.7% 

50 years or older 

1960-1969            3,203  15.6%              144,647  12.0% 

1950-1959            1,533  7.5%              130,316  10.8% 

1940-1949                316  1.5%                41,844  3.5% 

Pre-1939                258  1.3%                53,029  4.4% 

Total            5,310  25.9%              369,836  30.7% 

All housing units          20,506  100.0%          1,204,884  100.0% 

Note: The total number of units in ACS is based on extrapolations from a 5% sample.  The total number housing units 
from the State Department of Finance is based on updating the 100% census with annual building permit activities. 
Source: ACS, 2014-2018.  

 

3. HOUSING TENURE 
 
The tenure distribution of a community's 
housing stock (owner versus renter) 
influences several aspects of the local 
housing market.  Residential stability is 
influenced by tenure, with ownership 
housing evidencing a much lower turnover 
rate than rental housing.  Housing cost 
burden, while faced by many households, 
is far more prevalent among renters.  
Tenure preferences are primarily related to 
household income, composition, and age 
of the householder.  Between 2014 and 
2018, 71 percent of Santee residents owned the units they occupied, while 29 percent rented (Table 

15).  This rate of homeownership is the highest among all of neighboring communities and nearly 18 
percentage points higher than the countywide rate. 
 
Both owner- and renter-occupied households in Santee had similar household size, as evidenced by 
the almost identical average household sizes (Table 16).  Among those who owned their homes 
between 2014 and 2018, 41 percent lived in homes with three or more persons per household, 
compared to 44 percent for the renter-households.     

  

Table 15: Housing Tenure (2018) 

Jurisdiction 
Percent 

Owner-Occupied 
Percent 

Renter-Occupied 

El Cajon 39.3% 60.7% 

La Mesa 41.2% 58.8% 

Lemon Grove 53.8% 46.2% 

San Diego 46.9% 53.1% 

Santee 70.6% 29.4% 

San Diego County 53.1% 46.9% 

Source:  Census, ACS, 2014-2018.  
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Table 16: Tenure by Household Size (2018) 

Households 
% of Total Units 
Owner-Occupied 

% of Total Units 
Renter-Occupied 

1-person 21.2% 20.6% 

2-person 34.7% 30.1% 

3-person 19.8% 23.1% 

4-person 15.9% 14.4% 

5+-person 5.6% 6.9% 

Average household size 2.82 2.86 

Source: Census, ACS, 2014-2018.  

 

4. HOUSING VACANCY 
 
A certain number of vacant units are needed to moderate the cost of housing, allow sufficient choice 
for residents, and provide an incentive for unit upkeep and repair.  Specifically, vacancy rates of 1.5 
to 2.0 percent for ownership housing and 5.0 to 6.0 percent for rental housing are considered 
optimal to balance demand and supply for housing.   
 
Vacancy rates in Santee are lower than what is considered optimal for a healthy housing market.  
According to the 2014-2018 ACS, the overall vacancy rate in Santee was 4.2 percent.  Specifically, 
the vacancy rate for ownership housing was one percent, while the overall rental vacancy rate was 
2.9 percent.  Too low of a vacancy rate can force prices up, making it more difficult for low and 
moderate income households to find housing and increasing the incidence of overcrowding.  
 

5. HOUSING COSTS AND AFFORDABILITY 

The cost of housing is directly related to the extent of housing problems in a community.  If housing 
costs are relatively high in comparison to household income, there will be a correspondingly higher 
prevalence of housing cost burden and overcrowding.  This section summarizes the cost and 
affordability of the housing stock to Santee residents.   

Homeownership Market 

Median home sales prices in the surrounding areas of Santee ranged from $482,500 in Lemon Grove 
to $631,500 in the City of San Diego in 2020 (Table 17).  Santee’s median home price is on the lower 
end of the spectrum at $535,000. However, median home sale prices increased the most in Santee, 
increasing by almost 50 percent between 2015 and 2020. All other surrounding cities also saw 
increases in their median home prices during this period but only ranging between 27 percent 
increase in La Mesa and 42 percent in Chula Vista. 
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Table 17: Median Home Sales Prices (2015 and 2020) 

Jurisdiction 
March 
2015 

March 
2020 

% Change 
2015-2020 

Chula Vista $400,000 $566,000 41.5% 

El Cajon $390,000 $540,500 38.6% 

La Mesa $440,000 $557,000 26.6% 

Lemon Grove $352,500 $482,500 36.9% 

San Diego $486,000 $631,500 29.9% 

Santee $365,000 $535,000 46.6% 

San Diego County $455,000 $590,000 29.7% 

Source: Corelogic, Home Sales Activity by City, March 2015 and March 2020.  

 

The Zillow online database was also consulted in an effort to better understand the more current 
home sale market in Santee.  Zillow listed 37 single-family homes and 21 condos/townhouses for 
sale in August 2020 (Table 18).  The median asking price for a unit was $551,334, with a range of 
$117,000 to $1,355,000.  Single-family homes were priced higher ($600,714 median) than 
condos/townhouses ($450,000 median). 

 

Table 18: Home Asking Prices (August 2020) 

Unit Type 
Number 
for Sale 

Asking Price Range 
Median 

Asking Price 

Single-Family Homes 37 $117,000-$1,355,000 $600,714 

   2-Bedroom 4 $117,000-$149,900 $124,900 

   3-Bedroom 20 $445,912-$975,000 $596,947 

   4+-Bedroom 13 $552,668- $1,355,000 $667,956 

Condos/Townhomes 21 $360,000- $599,000 $450,000 

   2-Bedroom 3 $360-000-$450,000 $369,000 

   3-Bedroom 17 $389,800-$599,000 $459,000 

   4+-Bedroom 1 $525,000  $525,000 

All Homes 58 $117,000-$1,355,000 $551,334 

Source: Zillow, August 26, 2020.    

 
The home sale market continues to rise in Santee, as the median asking price of homes in August 
2020 ($551,334) is significantly higher than the median sale price of homes in November 2012 
($275,000) as reported in the 2013-2021 Housing Element based on the online Multiple Listing  
Service (MLS) database.  

Rental Market  

With renters comprising approximately 30 percent of the City’s households, it is important to 
understand the rental market in Santee.  Internet resources were consulted to understand the rental 
housing market in Santee (Table 19).  Rental price information was collected for five apartment 
complexes within the City with units for rent advertised on Zillow.com in September 2020.  At the 
time of the research, there were no studio apartment units available, while one-bedroom units rented 



 

Page 26 

for $1,495+ to $1,891.  Larger units were more expensive; two-bedroom units were offered at rents 
ranging from $1,925 to $2,300, while a three-bedroom unit was listed at $2,750.   

 

Table 19: Apartment Rental Rates (September 2020) 

Apartment Complex Rental Price Range 

Oaks Apartments 

1 BR $1,565-$1655 

2 BR $1,925-$1,955 

Santee Villas 

1 BR $1,720-$1,755 

2 BR $1,940-$1,975 

Parc One 

1 BR $1,880-$1891 

2 BR $2,300  

3 BR $2,750  

Carlton Heights Villas  

1 BR $1,500-$1,632 

2 BR $1,990  

Town Center Apartments 

1 BR $1,495+ 

Source:  Zillow.com, September 2020.  

 
The San Diego County Apartment Association publishes quarterly rental market reports based on 
surveys conducted throughout the region.  Fall average rents increased for units of all sizes in Santee 
between 2011 and 2019.  The average price of three-bedroom units doubled during this period (up 
by 105.1 percent); while rental rates for one-bedroom and two-bedroom units increased significantly 
(69 and 63 percent, respectively) in Santee (Table 20).  In general, average rents for units in Santee 
were slightly lower than average rents of similar units in neighboring jurisdictions (Table 20).   
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Table 20: Average Rental Rates by Jurisdiction Fall 2011 and Fall 2019 

Jurisdiction 
# of 

Rooms 

Fall 2011 
Average 

rents 

Fall 2019 
Average 
Rents 

% Change 
Fall 2011 to 

Fall 2019 

El Cajon 

Studio $729 $1,000 37.2% 

1 BR $857 $1,863 117.4% 

2 Br $1,095 $1,941 77.3% 

3BR $1,394 $2,270 62.8% 

La Mesa 

Studio $872 - - 

1 BR $1,097 $1,798 63.9% 

2 Br $1,437 $2,271 58.0% 

3BR $1,739 $2,597 49.3% 

San Diego 

Studio $923 $1,526 65.3% 

1 BR $1,211 $1,881 55.3% 

2 Br $1,575 $2,241 42.3% 

3BR $1,877 $2,460 31.1% 

Santee 

Studio -- - - 

1 BR $988 $1,672 69.2% 

2 Br $1,205 $1,963 62.9% 

3BR $1,153 $2,365 105.1% 

San Diego County 

Studio $899 $1,342 49.3% 

1 BR $1,090 $1,666 52.8% 

2 Br $1,418 $2,013 42.0% 

3BR $1,730 $2,483 43.5% 

Source:  San Diego County Apartment Association, Fall 2011 and Fall 2019.  

Housing Affordability by Household Income 

Housing affordability is dependent upon income and housing costs.  Using set income guidelines, 
current housing affordability can be estimated.  According to the HCD income guidelines for 2020, 
the Area Median Income (AMI) in San Diego County was $92,700 (adjusted for household size).  
Assuming that the potential homebuyer has sufficient credit and down payment (10 percent) and 
spends no greater than 30 percent of their income on housing expenses (i.e. mortgage, taxes and 
insurance), the maximum affordable home price and rental price can be determined.  The maximum 
affordable home and rental prices for residents of San Diego County are shown in Table 21.  
Households in the lower end of each category can afford less by comparison than those at the upper 
end.  The market-affordability of Santee’s housing stock for each income group is discussed below: 
 
Extremely Low Income Households:  Extremely low income households earn 30 percent or less 
of the AMI.  The estimated maximum affordable rental payment ranges from $444 per month for a 
one-person household to $589 per month for a family of five (Table 21).  The maximum affordable 
home purchase price for extremely low income households ranges from $60,846 for a one-person 
household to $68,801 for a five-person household.  Extremely low income households generally 
cannot afford housing at market rate. 
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Very Low Income Households:  Very low income households are classified as those earning 50 
percent or less of the AMI.  The estimated maximum affordable rental payment ranges from $847 
per month for a one-person household to $1,213 per month for a family of five (Table 21).  The 
maximum affordable home purchase price for very low income households ranges from $130,009 
for a one-person household to $175,652 for a five person household. Based on the rental data 
presented in Table 19 and Table 20, very low income households of all sizes would be unlikely to 
secure adequately sized and affordable rental housing in Santee.   
 
Low Income Households:  Low income households earn 51 to 80 percent of the County AMI.  
The estimated maximum home price a low income household can afford ranges from $233,862 for a 
one-person household to $335,821 for a five-person family.  Affordable rental rates for low income 
households would range from $1,454 for a one-person household to $2,148 for a five-person 
household.   
 
As indicated by the data presented in Table 18, low income households could not afford adequately 
sized homes listed for-sale in August 2020.  Low income households do not have better chance in 
securing an adequately sized and affordable rental housing unit as rental units range from $1,495-
1,755 for one-bedroom units to $2,750 for three-bedroom units and are out of the affordable rent 

price (Table 19Table 20). Also, limited number of apartment complexes offering three-bedroom 
units in Santee at prices affordable to larger low-income households is indicative of the potential 
difficulty these households face. 
 
Moderate Income Households: Moderate income households earn up to 120 percent of the 
County AMI.  The estimated maximum affordable home price for moderate income households 
ranges from $290,392 for a one-person household to $422,971 for a family of five.  A moderate 
income household can afford rental rates of $1,784 to $2,656 per month depending on household 
size.   
 
Based on the rental and for-sale housing market data presented in Table 19 and Table 18, moderate 
income households can afford to rent some of the apartments advertised in September 2020 but not 
purchase adequately sized homes. For example, asking prices for a four-bedroom home (an 
adequately sized home to avoid overcrowding) range from $525,000 to $1.3 million (Table 18). This 
far exceeds the affordable purchase price for large households. Table 18 does include some single- 
family home and condo/townhome listings that meet the affordable price for large families, but they 
are two-bedroom units.  
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Table 21: Housing Affordability Matrix San Diego County (2020) 

Annual Income 

Affordable Housing 
Cost 

Utilities, Taxes and Insurance Affordable Price 

Rent Own Rent Own 
Taxes/ 

Insurance/
HOA 

Rent Purchase 

Extremely Low Income (30% of AMI) 

One Person $24,300 $608 $608 $164 $164 $213 $444 $60,846 

Small Family $31,200 $780 $780 $240 $240 $273 $541 $70,498 

Large Family $37,450 $936 $936 $348 $348 $328 $589 $68,801 

Very Low Income (50% of AMI) 

One Person $40,450 $1,011 $1,011 $164 $164 $354 $847 $130,009 

Small Family $52,000 $1,300 $1,300 $240 $240 $455 $1,061 $159,576 

Large Family $62,400 $1,560  $1,560  $348 $348 $546  $1,213  $175,652 

Low Income (80% of AMI) 

One Person $64,700 $1,618 $1,618 $164 $164 $566 $1,454 $233,862 

Small Family $83,200 $2,080 $2,080 $240 $240 $728 $1,841 $293,192 

Large Family $99,800  $2,495 $2,495 $348  $348  $873 $2,148 $335,821 

Moderate Income (120% of AMI) 

One Person $77,900  $1,948 $1,948 $164 $164 $682 $1,784 $290,392 

Small Family $100,150  $2,504 $2,504 $240 $240 $876 $2,264 $365,782 

Large Family $120,150  $3,004 $3,004 $348  $348  $1,051 $2,656 $422,971 

1. Small family =3-person household 
2. Large family= 5-person household.  
Source: California Department of Housing and Community Development, 2020 Income limits; and Veronica Tam and 
Associates. 
Assumptions: 2020 HCD income limits; 30% gross household income as affordable housing cost; 35% of monthly affordable 
cost for taxes and insurance; 10.0% down payment; and 3.0% interest rate for a 30-year fixed-rate mortgage loan.  Utilities based 
on the Housing Authority of the County of San Diego Utility Allowance, 2019 . Utility allowances based on the combined average 
assuming all electric and all natural gas appliances. 
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F.  Project-Based Rental Housing Assistance 
 

1. ASSISTED HOUSING INVENTORY 
 
Existing housing that receives governmental assistance is often a significant source of affordable 
housing in many communities.  Santee has six assisted housing developments that provide 612 
affordable housing units (Table 22).   

 

Table 22: Inventory of Assisted Rental Housing 

Project Name 
Total 
Units 

Assisted 
Units 

Funding Source 
Earliest Date 
of Conversion 

# Units 
At Risk 

Cedar Creek Apartments 
  
  

48 
  
  

47 
  
  

LIHTC Year 2025 

47 Revenue Bond Year 2025 

Redevelopment 
Set-Aside 

Year 2065 

Forester Square Apartments 
  
  

44 
  
  

43 
  
  

LIHTC Year 2025 

43 Revenue Bond Year 2025 

Redevelopment 
Set-Aside 

Year 2068 

Laurel Park Senior Apartments 133 132 CDLAC Bond Year 2031 132 

Woodglen Vista Apartments 188 188  HFDA/Section 8 12/31/2035 0 

Carlton Country Club Villas 
  

130 
  

121 
  

Section 236 ---  
0 

Section 8 4/30/2038 

Shadow Hill Apartments 81 81 CDLAC Bond Year 2056 0 

Total Assisted Units 624 612     222 

Source:  City of Santee, 2020; and the HUD Multifamily Assistance and Section 8 Contracts Database, as of 8/24/2020. 

 

2. AT-RISK HOUSING 
 
State law requires that the City identify, analyze, and propose programs to preserve existing 
affordable multifamily rental units that are eligible to convert to market rate uses due to termination 
of subsidy contract, mortgage prepayment, or expiring use restrictions during a 10-year period 
starting April 15, 2021.  Consistent with State law, this section identifies publicly assisted housing 
units in Santee and analyzes their potential to convert to market rate housing uses. 
 
During the 2021-2031 “at-risk” housing analysis period, three assisted housing projects in Santee are 
at risk of converting to market-rate housing.  As of April 15, 2021, 222 units were at risk of 
converting to market rate rents.  Of these units, 47 are within the Cedar Creek Apartments, 43 
within the Forester Square Apartments, and 132 in the Laurel Park Senior Apartments. The City will 
continue to monitor these at-risk units and should a notice of intent to convert to market rate be 
filed, work with potential purchasers to preserve the units, and ensure that tenants were properly 
notified of their rights under California law.   
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3. PRESERVATION OPTIONS 
 
Preservation of the at-risk units can be achieved in several ways: 1) facilitate transfer of ownership of 
these projects to or purchase of similar units by nonprofit organizations; 2) purchase of affordability 
covenant; and 3) provide rental assistance to tenants using funding sources other than Section 8.   

Transfer of Ownership 

Long-term affordability of lower income units can be secured by transferring ownership of these 
projects to non-profit housing organizations.  By doing so, these units would be eligible for a greater 
range of government assistance.  Table 23 presents the estimated market value for the 222 units at 
Cedar Creek, Forester Square, and Laurel Park to establish an order of magnitude for assessing 
preservation costs.  As shown, the total market value of these units is approximately $48,075,000.  
Assuming a five-percent down payment is made on each project, at least $2,400,000 down payment 
cost would be required to transfer ownership of these buildings to non-profit organizations.  Unless 
some form of mortgage assistance is available to interested nonprofit organizations, rental income 
alone from the lower income tenants would not likely be adequate to cover the mortgage payment, 
and rental subsidy would be required.   

 

Table 23: Market Value of At-Risk Housing Units 

Project Units 
Cedar Creek 
Apartments 

Forester Square 
Apartments 

Laurel Park 

1 BR 5 17 104 

2 BR 18 12 28 

3 BR 24 14 0 

Total 47 43 132 

Annual Operating Cost $280,035  $233,730  $612,990  

Gross Annual Income $1,205,448  $1,021,080  $2,746,224  

Net Annual Income $925,413  $787,350  $2,133,234  

Market Value $11,567,663  $9,841,875  $26,665,425  

Market value for each project is estimated with the following assumptions: 
1. Average market rent for 1-BR is $1,672, 2-BR is $1,963, and $2,365 for a 3-BR (Table 20). 
2. Average bedroom size for 1-BR assumed at 600 square feet, 750 square feet for 2-BR, and 900 square feet for a 3-

BR. 
3. Annual operating expenses per square foot = $7.35 (based on NAI San Diego’s Multifamily Market Report Q3, 

2019. Figure represents average operating costs for three- and two-star buildings).  
4. Market value = Annual net project income*multiplication factor 
5. Multiplication factor for a building in good condition is 12.5. 

Purchase of Affordability Covenant 

Another option to preserve the affordability of at-risk projects is to provide an incentive package to 
the owners to maintain the projects as lower income housing.  Incentives could include writing 
down the interest rate on the remaining loan balance, and/or supplementing the subsidy amount 
received to market levels.   

Rent Subsidy 

Tenant-based rent subsidies could be used to preserve the affordability of housing.  Similar to Housing 
Choice Vouchers, the City through a variety of potential funding sources could provide a voucher to 
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very low income households.  The level of the subsidy required to preserve the at-risk affordable 
housing is estimated to equal the Fair Market Rent for a unit minus the housing cost affordable by a 
very low income household. Table 24 estimates the rent subsidies required to preserve the housing 
affordability for the residents of the 222 at-risk units.  Based on the estimates and assumptions shown 
in this table, approximately $2,533,000 in rent subsidies would be required annually. 

 

Table 24: Rent Subsidies Required 

Project Units 
Cedar Creek 
Apartments 

Forester Square 
Apartments 

Laurel Park 

1 BR 5 17 104 

2 BR 18 12 28 

3 BR 24 14  

Total 47 43 132 

Total Monthly Rent Income Supported by Affordable 
Housing Cost of Very Low Income Households 

$52,445  $44,113  $117,796 

Total Monthly Rent Allowed by Fair Market Rents $113,952  $91,582  $219,900 

Total Annual Subsidies Required $738,084  $569,628  $1,225,248 

Average Annual Subsidy per Unit $15,704  $13,247  $9,282 

Average Monthly Subsidy per Unit $1,309  $1,104  $774 

Average subsidy per unit for each project is estimated with the following assumptions: 
1. A 1-BR unit is assumed to be occupied by a 1-person household, a 2-BR unit by a 3-person household, and a 3-BR unit 

by a 5-person household. 
2. Based on 2020 Area Median Income in San Diego County, affordable monthly housing cost for a 1-person very low 

income household is $847, $1,061 for a 3-person household, and $1,213 for a 5-person household (Table 21).   
3. HUD 2020 Fair Market Rents in the San Diego MSA is $1,566 for a 1-BR, $2,037 for a 2-BR, and $2,894 for a 3-BR. 

 

4. REPLACEMENT COSTS 
 
The cost of developing new housing depends on a variety of factors such as density, size of units, 
location and related land costs, and type of construction.  Assuming an average development cost of 
$300,000 per unit for multifamily rental housing, replacement of the 222 at-risk units would require 
approximately $66,600,000.  This cost estimate includes land, construction, permits, on- and off-site 
improvements, and other costs.   
 

5. COST COMPARISON 
 
The cost to build new housing to replace the 222 at-risk units is high, with an estimated total cost of 
more than $66,600,000.  This cost estimate is substantially higher than the cost associated with 
transfer of ownership ($48,075,000) and providing rent subsidies similar to Housing Choice 
Vouchers for 20 years ($50,6590,000).   
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G. Estimates of Housing Needs 
 

The Comprehensive Housing Affordability Strategy (CHAS) developed by the Census for HUD 
provides detailed information on housing needs by income level for different types of households in 
Santee.  Detailed CHAS data based on the 2013-2017 ACS is displayed in Table 25.  Based on CHAS, 
housing problems in Santee include:  
 

1)  Units with physical defects (lacking complete kitchen or bathroom);  
2)  Overcrowded conditions (housing units with more than one person per room);  
3)  Housing cost burden, including utilities, exceeding 30 percent of gross income; or  
4)  Severe housing cost burden, including utilities, exceeding 50 percent of gross income.  

Disproportionate Needs 

The types of problems vary according to household income, type, and tenure.  Some highlights 
include: 
 

• Overall, housing problems affected roughly a greater proportion of renter-households (48 
percent) than owner-households (31 percent). 

 

• Elderly renters had the highest level of housing problems regardless of income level (64 
percent).   

 

• All extremely low income large renter families had housing problems; the CHAS estimates 
that all of these households paid more than 50 percent of their income on housing costs.    
 

• More than a third (36 percent) of all lower income households (<80 percent AMI), 
regardless of tenure, incurred a cost burden.   

 

• Of the 1,615 extremely low income Santee households reported in the 2013-2017 CHAS, 
approximately 63 percent incurred a housing cost burden exceeding 50 percent of their 
monthly income.   
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Table 25: Housing Assistance Needs of Low and Moderate Income Households in 
Santee 

Household by Type, Income & 
Housing Problem 

Renters Owners 

Total 
Households Elderly 

Small 
Families 

Large 
Families 

Total 
Renters Elderly 

Total 
Owners 

Extremely Low Income (0-30% AMI) 240 290 65 855 500 760 1,615 

% with any housing problem 83.3% 87.9% 46.2% 78.9% 80.0% 75.0% 77.1% 

% with cost burden >30% 83.3% 87.9% 46.2% 78.9% 80.0% 75.0% 77.1% 

% with cost burden > 50% 58.3% 77.6% 46.2% 63.7% 64.0% 62.5% 63.2% 

Very Low Income (31-50% AMI) 225 440 75 955 665 960 1,915 

% with any housing problem 91.1% 90.9% 100.0% 89.5% 54.9% 60.4% 74.9% 

% with cost burden >30% 91.1% 90.9% 100.0% 89.5% 54.9% 59.9% 74.7% 

% with cost burden >50% 68.9% 43.2% 100.0% 57.1% 30.1% 37.5% 47.3% 

Low Income (51-80% AMI) 170 770 195 1,375 970 2,140 3,515 

% with any housing problem 52.9% 71.4% 82.1% 69.5% 30.4% 52.1% 58.9% 

% with cost burden >30% 52.9% 71.4% 71.8% 68.0% 29.4% 51.1% 57.7% 

% with cost burden > 50% 8.8% 11.7% 5.1% 12.0% 13.4% 20.7% 17.3% 

Total Households 875 3,255 605 6,025 4,085 13,445 19,470 

% with any housing problem 68.0% 48.5% 58.7% 51.5% 35.5% 32.0% 38.1% 

Source: HUD CHAS tabulations of 2013-2017 ACS data. 
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Section 3: Housing Constraints 
 
Various nongovernmental factors, governmental regulations, and environmental issues pose constraints to the 
provision of adequate and affordable housing. These constraints may result in housing that is not affordable 
to lower and moderate income households or may render residential construction market prices economically 
infeasible for developers. This section addresses these potential constraints.  
 

A. Nongovernmental Constraints  
 

Locally and regionally there are several constraints that hinder the ability to accommodate Santee’s 
affordable housing demand.  The high cost of land, rising development costs, and neighborhood 
opposition make it expensive for developers to build housing.   
 

1. LAND AND DEVELOPMENT COSTS 
 

High development costs in the region stifle potential affordable housing developments.  
Development costs (land, entitlement, and construction) for residential units have increased rapidly 
over the last decade, especially for the cost of land when vacant developable land is diminishing.  
Furthermore, neighborhood resistance to some developments lengthens development time, driving 
up costs.  The difficulty of assembling and developing infill sites can also add to costs. 

 
Reduction in amenities and the quality of building materials (above a minimum acceptability for 
health, safety, and adequate performance) could lower costs and associated sales prices or rents.  In 
addition, prefabricated factory-built housing may provide for lower priced housing by reducing 
construction and labor costs.  Another factor related to construction costs is the number of units 
built at one time.  As the number of units increases, overall costs generally decrease due to 
economies of scale.   

 
The price of land and any necessary improvements or demolition of existing structures is a key 
component of the total cost of housing.  The lack of vacant land for residential construction, 
especially land available for higher density residential development, has served to keep the cost of 
land high.  Based on listings at Zillow.com, land zoned for low density residential uses could capture 
about $800,000 per acre (or an average of $100,000 per unit).  Land at the urban core that might be 
used for high density residential uses is priced around $1.75 million per acre. 
 

2. LABOR SHORTAGE CONSTRUCTION COSTS 
 
Another key component of construction cost is labor.  California is 200,000 construction workers 
short to meet Governor Newsom’s housing goals. This number comes from a study for Smart Cities 
Prevail. The study finds that California lost about 200,000 construction workers since 2006. Many 
lost their jobs during the recession and found work in other industries.  University of Southern 
California housing economist Gary Painter also says that California has “a shortage of construction 
workers at the price people want to pay.” However, the dilemma is that higher pay for construction 
workers would increase the overall construction costs for housing. In some cases, developers are 
“importing” workers from out of state for the construction work and pay for their temporary 
housing during the construction periods. 
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One indicator of construction costs is Building Valuation Data compiled by the International Code 
Council (ICC). The unit costs compiled by the ICC include structural, electrical, plumbing, and 
mechanical work, in addition to interior finish and normal site preparation. The data are national and 
do not take into account regional differences, nor include the price of the land upon which the 
building is built. In 2020, according to the latest Building Valuation Data release, the national 
average for development costs per square foot for apartments and single-family homes in 2020 are 
as follows:  
 

• Type I or II, R-2 Residential Multifamily: $148.82 to $168.94 per sq. ft. 

• Type V Wood Frame, R-2 Residential Multifamily: $113.38 to $118.57 per sq. ft. 

• Type V Wood Frame, R-3 Residential One and Two Family Dwelling: $123.68 to $131.34 
per sq. ft. 

• R-4 Residential Care/Assisted Living Facilities generally range between $143.75 to $199.81 
per sq. ft. 

 
In general, construction costs can be lowered by increasing the number of units in a development, 
until the scale of the project requires a different construction type that commands a higher per 
square foot cost.   
 

3. CONSTRUCTION FINANCING 
 

The financing of a residential project, particularly affordable housing, is quite complex.  
Construction loans are almost never available for over 75 percent of the future project value for 
multifamily developments.  This means that developers must usually supply at least 25 percent of the 
project value.  Furthermore, no firm threshold determines what a lender considers to be an 
acceptable ‘return’ on investment, nor the maximum equity contribution at which an otherwise 
feasible project becomes infeasible.  Upfront cash commitment may not be problematic for some 
developers as long as the project can generate an acceptable net cash flow to meet the acceptable 
returns.  Although financing costs impact project feasibility, these problems are generally equal 
across jurisdictions and thus are not a unique constraint to housing production in Santee. 
 

4. AVAILABILITY OF HOME FINANCING 
 
Under the Home Mortgage Disclosure Act (HMDA), lending institutions are required to disclose 
information on the disposition of loan applications and the income, gender, and race of loan 
applicants.  
 
Overall, 561 households applied for government-backed mortgage loans and 951 households applied 
for conventional home mortgage loans in Santee in 2017 (Table 26).  However, approval rate was 
lower for conventional loans than for government-backed loans, and lower in 2017 than in 2012.  
Refinancing loan applications were the most frequent type of mortgage loans with an approval rate 
of 62 percent, lower than the approval rate in 2012.  Home improvement loans have the lowest 
approval rates among other types of financing.   
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Table 26: Disposition of Home Loans: 2017 

Jurisdiction 
Total Applicants Percent Approved Percent Denied Percent Other1 

2012 2017 2012 2017 2012 2017 2012 2017 

Government Backed 
Purchase 

536 561 78.4% 80.6% 11.2% 6.2% 10.4% 13.2% 

Conventional Purchase 436 951 78.2% 73.9% 9.9% 9.3% 11.9% 16.8% 

Refinance 4,034 2,323 70.4% 61.5% 15.0% 16.1% 14.6% 22.4% 

Home Improvement 121 306 60.3% 61.8% 30.6% 26.8% 9.1% 11.4% 

Total 5,127 4,141 71.7% 67.0% 14.6% 14.0% 13.8% 19.1% 

Source: www.lendingpatterns.com, 2020 

  

5. AFFIRMATIVELY FURTHERING FAIR HOUSING 
 
AB 686 passed in 2017 requires the inclusion in the Housing Element an analysis of barriers that 
restrict access to opportunity and a commitment to specific meaningful actions to affirmatively 
further fair housing.  The bill states that if the public agency completes or revises an assessment of 
fair housing, the public agency may incorporate relevant portions of that assessment of fair housing 
into the Housing Element.  In 2019-2020, the City of Santee collaborated with all other jurisdictions 
in San Diego County to prepare a Regional Analysis of Impediments (AI) to Fair Housing Choice, 
which was completed in July 2020.  This section summarizes the some of the key findings of the 
study. 

Fair Housing Trends and Services 

The City of Santee contracts with CSA San Diego County to provide fair housing services.  Between 
2014 and 2018, 276 persons in Santee were served.  In FY 2020, Santee conducted testing for 
housing discrimination based on national origin and race at two sites.  The site tested for race 
showed differential treatment.  Between 2014 and 2018, HUD received nine cases of fair housing 
complaints from Santee residents, with two-thirds of these cases involving discrimination based on 
disability.  However, four of these complaints were determined to be not well-founded. 

Access to Opportunities 

While the Federal Affirmatively Furthering Fair Housing (AFFH) Rule has been repealed, the data 
and mapping developed by HUD for the purpose of preparing the Assessment of Fair Housing 
(AFH) can still be useful in informing communities about segregation in their jurisdiction and 
region, as well as disparities in access to opportunity.  This section presents the HUD-developed 
index scores based on nationally available data sources to assess Santee residents’ access to key 
opportunity assets.  Table 27 provides index scores or values (the values range from 0 to 100) for 
the following opportunity indicator indices:  
 

• Low Poverty Index: The low poverty index captures poverty in a given neighborhood. The 
poverty rate is determined at the census tract level.  The higher the score, the less exposure to poverty 
in a neighborhood. 
 

• School Proficiency Index: The school proficiency index uses school-level data on the 
performance of 4th grade students on state exams to describe which neighborhoods have 

http://www.lendingpatterns.com/
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high-performing elementary schools nearby and which are near lower performing elementary 
schools.  The higher the score, the higher the school system quality is in a neighborhood. 
 

• Labor Market Engagement Index: The labor market engagement index provides a 
summary description of the relative intensity of labor market engagement and human capital 
in a neighborhood. This is based upon the level of employment, labor force participation, 
and educational attainment in a census tract. The higher the score, the higher the labor force 
participation and human capital in a neighborhood. 
 

• Transit Trips Index: This index is based on estimates of transit trips taken by a family that 
meets the following description: a 3-person single-parent family with income at 50 percent 
of the median income for renters for the region (i.e. the Core-Based Statistical Area (CBSA)). 
The higher the transit trips index, the more likely residents in that neighborhood utilize public transit. 
 

• Low Transportation Cost Index: This index is based on estimates of transportation costs 
for a family that meets the following description: a 3-person single-parent family with 
income at 50 percent of the median income for renters for the region/CBSA.  The higher the 
index, the lower the cost of transportation in that neighborhood. 
 

• Jobs Proximity Index: The jobs proximity index quantifies the accessibility of a given 
residential neighborhood as a function of its distance to all job locations within a 
region/CBSA, with larger employment centers weighted more heavily. The higher the index 
value, the better the access to employment opportunities for residents in a neighborhood. 
 

• Environmental Health Index: The environmental health index summarizes potential 
exposure to harmful toxins at a neighborhood level.  The higher the index value, the less 
exposure to toxins harmful to human health. Therefore, the higher the value, the better the 
environmental quality of a neighborhood, where a neighborhood is a census block-group. 

 
Within the City of Santee, there are no significant discrepancies in access to resources and 
opportunities among different race groups or among persons living above or below poverty, except 
for Blacks and Native Americans in terms of access to employment.  However, these two groups 
represent very small percentages of the City’s population. 

Key Impediments 

The 2020 Regional AI found the following regional impediments: 
 

• Hispanics and Blacks continue to be under-represented in the homebuyer market and 
experienced large disparities in loan approval rates. 
 

• Due to the geographic disparity in terms of rents, concentrations of Housing Choice 
Voucher use have occurred, with a high rate of voucher use in El Cajon and National City.  
 

• Housing choices for special needs groups, especially persons with disabilities, are limited. 
Housing options for special needs groups, especially for seniors and persons with disabilities, 
are limited. Affordable programs and public housing projects have long waiting lists. 
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• Enforcement activities are limited. Fair housing services focus primarily on outreach and 
education; less emphasis is placed on enforcement. Fair housing testing should be conducted 
regularly. 
 

• Fair housing outreach and education should expand to many media forms, not limited to 
traditional newspaper noticing or other print forms. Increasingly fewer people rely on the 
newspapers to receive information. Public notices and printed flyers are costly and 
ineffective means to reach the community at large. 
 

• Patterns of racial and ethnic concentration are present within particular areas of the San 
Diego region. In San Diego County, 15.4 percent of residents indicated they spoke English 
“less than very well” and can be considered linguistically isolated. 
 

In addition, various land use policies, zoning provisions, and development regulations may affect the 
range of housing choice available.  Specifically for Santee, amendments to the Zoning Code to 
address the following are needed: accessory dwelling units, Low Barrier Navigation Centers (LBNC), 
emergency shelter capacity and parking standards, and transitional and supportive housing.  
 
Specifically, AB 101 requires a Low Barrier Navigation Center (LBNC) be a use by right in areas 
zoned for mixed use and nonresidential zones permitting multifamily uses if it meets specified 
requirements, including: access to permanent housing, use of a coordinated entry system (i.e. 
Homeless Management Information System), and use of Housing First according to Welfare and 
Institutions Code section 8255. A LBNC is defined as a Housing First, low barrier, temporary, 
service-enriched shelter focused on helping homeless individuals and families to quickly obtain 
permanent housing. Low barrier includes best practices to reduce barriers to entry, such as allowing 
partners, pets, storage of personal items, and privacy. 
 
AB 2162 requires that supportive housing be allowed by right in zones where multifamily and mixed 
uses are permitted, including nonresidential zones that permit multifamily uses. Minimum parking 
requirements for units occupied by supportive housing residents are prohibited if the development is 
located within ½ mile of a public transit stop. 
 
Furthermore,  AB 139 requires that parking standards for emergency shelters for the homeless be 
established based on staffing level. 
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Table 27: Opportunity Indicators by Race/Ethnicity 

City of Santee 
Low 

Poverty 
Index 

School  
Proficiency  

Index 

Labor 
Market  
Index 

Transit   
Index 

Low 
Transportation 

Cost Index 

Jobs  
Proximity 

Index 

Environmental 
Health Index 

Total Population  

White, Non-Hispanic 69.83 78.14 49.29 84.84 64.16 44.37 47.24 

Black, Non-Hispanic  68.69 79.70 40.44 83.79 66.05 56.11 45.21 

Hispanic 69.41 78.36 47.70 84.77 64.75 48.32 46.15 

Asian or Pacific Islander, Non-Hispanic 69.90 79.62 47.36 84.22 64.42 49.78 46.20 

Native American, Non-Hispanic 70.35 77.07 48.44 84.06 63.91 43.52 47.93 

Population below federal poverty line 

White, Non-Hispanic 65.71 77.70 48.15 84.63 64.63 48.01 44.73 

Black, Non-Hispanic  69.79 77.16 56.49 85.38 61.96 63.50 49.63 

Hispanic 69.44 79.81 49.54 83.95 64.00 48.99 46.61 

Asian or Pacific Islander, Non-Hispanic 75.16 74.24 55.79 86.75 66.23 50.10 46.26 

Native American, Non-Hispanic 66.24 83.59 61.38 81.16 59.21 30.44 53.33 

Note:  American Community Survey Data are based on a sample and are subject to sampling variability. 
Source: AFFHT Data Table 12; Note 1: Data Sources: Decennial Census; ACS; Great Schools; Common Core of Data; SABINS; LAI; LEHD; NATA 
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B. Governmental Constraints 
 

Local policies and regulations can impact the price of housing and, in particular, affordable housing. 
Local policies and regulations may include land use controls, site improvement requirements, fees 
and exactions, permit processing procedures, and other issues. This section discusses potential 
governmental constraints to housing investment as well as measures to mitigate potential impacts. 
 

1. LAND USE CONTROLS 
 
The Land Use Element of the Santee General Plan sets forth policies for residential development. These land 
use policies, combined with zoning regulations, establish the amount and distribution of land to be allocated 

for different uses. Housing supply and costs are affected by the amount of land designated for 
residential use, the density at which residential development is permitted, and the standards that 
govern the character of development. This Housing Element update is for the State-required 6th 
cycle update that will cover the period beginning on April 15, 2021 and ending on April 15, 2029.An 
Urban Residential land use designation that permits 30 units per gross acre was added in 2010.   
 
The Land Use Element provides for the following land use designations which allow for residential 
development: 
 

• Hillside Limited (HL): 0-1 dwelling units per gross acre 

• Low Density Residential (R-1): 1-2 dwelling units per gross acre 

• Low Density Residential Alternative (R-1-A): 2-4 dwelling units per gross acre (1/4-acre lot 
minimum) 

• Low-Medium Density Residential (R-2): 2-5 dwelling units per gross acre 

• Medium Density Residential (R-7): 7-14 dwelling units per gross acre 

• Medium High Density Residential (R-14): 14-22 dwelling units per gross acre 

• High Density Residential (R-22): 22-30 dwelling units per gross acre 

• Urban Residential (R-30): 30 dwelling units per gross acre 
 
In addition to the above residential land use categories, the Town Center Specific Plan area, and the 
Planned Development District, designated in the General Plan and the Zoning Ordinance, allow 
residential uses. The Residential-Business District was added to the Zoning Code in 2003 and is 
consistent with the General Plan. This designation is intended to allow for a single-family residential 
use or a compatible low-intensity commercial and office use, or a combination of 
residential/nonresidential uses within existing residences and auxiliary structures. It is intended to 
encourage a mix of appropriate land uses within transitional neighborhoods that are adjacent to 
more intensive commercial, office and industrial areas. 
 
The City’s residential land use designations provide for the development of a wide range of housing 
types including single-family dwellings, mobile homes, townhomes, condominiums, accessory 
dwelling units, and multifamily units at various densities. In 2010, the City adopted the high density 
residential land use designation, R-30 Urban Residential with a Mixed Use Overlay. The R-30 
designation is intended to provide land for development characterized by mid-rise apartment and 
condominium development that utilizes innovative site planning and building design to provide on-
site recreational amenities and open space and be located in close proximity to major community 
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facilities, business centers and streets of a least major capacity and to be internally consistent. The 
Mixed Use Overlay for the R-30 designation provides an option for ground-floor commercial uses 
that promote a variety of services that are conveniently located for residents and the public. 
However, no development has occurred on the R-30 designation. As part of this Housing Element 
update, the City is revisiting this designation to provide a density range (e.g. 30 – 35 dwelling units 
per acre) to facilitate development in this designation. 

Gillespie Field Airport Land Use Compatibility Plan (ALUCP) 

The City of Santee is located within the Airport Influence Area (AIA) of Gillespie Field.  State law 
requires each local agency having jurisdiction over land uses within the AIA to either: (1) modify its 
General Plan, zoning ordinance or other applicable land use regulation(s) to be consistent with the 
Airport Land Use Compatibility Plan (ALUCP); or (2) overrule all or part of the ALUCP within 180 
days of adoption of the ALUCP. If the City of Santee fails to take either action, the City is required 
to submit all land use development proposals to the Airport Land Use Commission (ALUC) for 
consistency review until such time as the ALUC deems the City’s General Plan consistent with the 
ALUCP.    
 
At the present time, land use proposals within the AIA are subject to land use compatibility 
determinations by the ALUC. The City is responsible for submitting the Application for a 
Consistency Determination to the San Diego County Regional Airport Authority. Airport staff 
would review and make recommendations to the ALUC as to the appropriate determination. The 
ALUC must act upon an application for a determination of consistency with an ALUCP within 60 
days of the ALUC deeming such application complete. The City may override an ALUC 
determination of inconsistency by a two-thirds vote of the City Council if it can make certain 
findings and provide a 45-day notice of the same to the ALUC and the California Department of 
Transportation (Caltrans) per Public Utilities Code Section 21676.5(a).  Where possible conflict 
between the residential density provisions mandated by State law and Airport Safety Zones are 
identified with a specific land use proposal, the ALUCP density limitations shall apply unless 
overridden by the City Council.  Since this process is not unique to the City of Santee, it does not 
constitute a distinct or unusual constraint.  The Gillespie Field Airport Land Use Compatibility Plan 
was adopted on January 25, 2010, and is posted on the San Diego Regional Airport Authority’s 
website.3    
 
Approximately 54 acres of the residential sites inventory is located within the boundaries of the 
Gillespie Field ALUCP.  Of this acreage, 33 acres fall within Safety Zone 6, which will not negatively 
affect residential density.  The remaining 21 acres fall within Safety Zones 3 and 4. The City will 
override the Gillespie Field ALUCP on these residential sites as appropriate, and as necessary to 
ensure adequate sites are available during the planning period unless “no net loss” findings can be 
made (Section 6, Policy 5.7).  Furthermore, the City will monitor development on sites identified in 
the Housing Element to comply with the “no net loss” requirement pursuant to Government Code 
Section 65863.  Should an approval of development result in a reduction of capacity below the 
residential capacity needed to accommodate the remaining need, the City will identify and rezone 
sufficient sites to accommodate the shortfall and ensure “no net loss” in capacity to accommodate 
the RHNA. 
 

 
3  http://www.san.org/sdcraa/airport_initiatives/land_use/adopted_docs.aspx 

http://www.san.org/sdcraa/airport_initiatives/land_use/adopted_docs.aspx
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Town Center Specific Plan 

In October 1986, the City of Santee completed a focused effort to plan for the development of 
property in its geographic core. The Town Center Specific Plan established guidelines for creating a 
people- and transit-oriented hub for commercial, civic and residential uses along the San Diego 
River.  

Residential Business District 

The Residential Business District (RB) designation allows for a single-family residential use or a 
compatible low-intensity commercial and office use, or a combination of residential/nonresidential 
uses within existing residences and auxiliary structures. It is intended to encourage a mix of 
appropriate land uses within transitional neighborhoods that are adjacent to more intensive 
commercial, office and industrial areas. This designation allows low intensity commercial and office 
uses that would not result in significant land use compatibility impacts, but that would be greater 
than otherwise permitted through home occupation regulation. Properties with the RB designation 
permit all uses allowed in the R-2 designation plus a list of “low-impact” office and commercial uses. 
 

2.  RESIDENTIAL DEVELOPMENT STANDARDS 
 

The City’s Zoning Ordinance implements the General Plan. It contains development standards for 
each zoning district consistent with the land use designations of the General Plan. Santee’s Zoning 
Ordinance provides for the following residential districts: 
 

• Hillside/Limited Residential (HL) -- (0-1 dwelling units/gross acre): This designation is 
intended for residential development in areas that exhibit steep slopes, rugged topography 
and limited access. Residential uses are characterized by rural large estate lots with significant 
permanent open space area, consistent with the constraints of slope gradient, soil and 
geotechnical hazards, access, availability of public services and other environmental 
concerns. 

 

• Low Density Residential (R-1) -- (1-2 dwelling units/gross acre): This designation is 
intended for residential development characterized by single-family homes on one-half acre 
lots or larger that is responsive to the natural terrain and minimizes grading requirements. 
The intent of this designation is to provide development of a semi-rural character through 
the use of varying setbacks and dwelling unit placement on individual parcels. 

 

• Low-Density Residential Alternative (R-1-A) -- (2-4 dwelling units/gross acre): This 
designation is intended for residential development characterized by single-family homes on 
one-quarter acre lots or larger which provide a transitional option between the R-2 (6,000 
square foot lot) and the larger R-1 (20,000 square foot lot) zones. 

 

• Low-Medium Density Residential (R-2) -- (2-5 dwelling units/gross acre): This 
designation is intended for residential development characterized by single-family homes in 
standard subdivision form. It is normally expected that the usable pad area within this 
designation will be a minimum of 6,000 square feet. 
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• Medium Density Residential (R-7) -- (7-14 dwelling units/gross acre): This designation is 
intended for a wide range of residential development types including attached and detached 
single-family units at the lower end of the density range and multifamily attached units at the 
higher end of the density range. Areas developed under this designation should exhibit 
adequate access to streets of at least collector capacity and be conveniently serviced by 
neighborhood commercial and recreational facilities. 

 

• Medium High Density Residential (R-14) -- (14-22 dwelling units/gross acre): This 
designation is intended for residential development characterized at the lower end of the 
density range by multifamily attached units and at the upper end of the density range by 
apartment and condominium buildings. It is intended that this category utilize innovative site 
planning, provide on-site recreational amenities and be located in close proximity to major 
community facilities, business centers and streets of at least major capacity. 

 

• High Density Residential (R-22) -- (22-30 dwelling units/gross acre): This designation is 
intended for residential development characterized by mid-rise apartment and condominium 
buildings characteristic of urban high density development in close proximity to community 
facilities and services, public transit services, and major streets. It is intended that this category 
utilize innovative site planning and building design to provide on-site recreational amenities 
and open space. 
 

• Urban Residential (R-30) -- (30 dwelling units/gross acre):  This designation is intended 
for residential development characterized by mid-rise apartment and condominium 
development typical of urban development at higher densities than R-22. This designation is 
intended for architecturally designed residential development, up to four stories, with 
parking facilities integrated in the building design.  Areas developed under this designation 
would be located in close proximity to major community facilities, commercial and business 
centers and streets of at least major capacity.  Development amenities would include on-site 
business centers, fitness and community rooms, and indoor and outdoor recreation facilities.  
Site design would implement pedestrian-friendly design concepts, including separated 
sidewalks, landscaped parkways, traffic calming measures, and enhanced access to transit 
facilities and services.  Measures that reduce energy and water consumption are required.  
 

Santee’s Zoning Ordinance establishes residential development standards for each zone to ensure 
quality of development in the community. Site Development Criteria as specified in Section 
13.10.040 of the Zoning Ordinance are presented in Table 28. 
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Table 28: Basic Residential Development Standards 

Characteristic of Lot, 
Location & Height 

HL R-1 R-1-A R-2 R-7 R-14 R-22 R-30 

Minimum Net Lot 
Area (square feet) 

Avg. 
40,000 
Min. 

30,000 

Avg. 
20,000 
Min. 

15,000 

Avg. 
10,000 
Min. 
8,000 

6,000 none 

Density Ranges 
(du/gross acre) 

0-1 1-2 2-4 2-5 7-14 14-22 22-30 
30  

(no range) 

Minimum Lot 
Dimensions 
(width/depth) 

150’1/ 
150’ 

100’1/ 
100’ 

80’1/ 
100’ 

60’/ 
90’ 

none 

Minimum Flag Lot 
Frontage 

20’ 36’ 

Maximum Lot 
Coverage 

25% 30% 35% 40% 55% 60% 70% 75% 

Setbacks2  
Front3 

Exterior side yard 
Interior side yard 
Rear 

 
30’ 
15’ 
10’ 
35’ 

 
20’ 
15’ 
10’ 
25’ 

 
20’ 
15’ 
8’ 
25’ 

 
20’ 
10’ 
5’ 
20’ 

 
20’ 
10’ 
10’ 
10’ 

 
10’ 
10’ 
10’ 
10’ 

 
10’ 
10’ 
10’ 
10’ 

10’ 
10’ 

10’ or 15’4 

10’ or 15’4 

Maximum Height  
  

35’ (three stories) 
45’  

(3 stories) 
55’  

(4 stories) 
55’  

(4 stories) 

Private Open Space  
(sq. ft. per unit) 

-- -- -- -- 100 100 60 60 

Parking 
Requirements  
(off-street) 

2 spaces in a garage 
 

(all single-family, detached homes) 

The following applies to multifamily, 
townhomes, duplexes, zero lot line, etc. 

 
Resident spaces: 

 
Studio & One-bedroom unit: 

1.5 spaces/unit,  
with 1/unit in a garage or carport 

 
R-30 zone: 1 space/unit  

 
Two or more bedroom unit: 

2 spaces/unit, 
With 1/unit in a garage or carport 

 
plus, Guest Spaces: 

 
1 space/4 units 

R-30 Zone: 1 space/10 units 
 

Source: City of Santee, October 2019.   
Notes:  1For lots located on cul-de-sacs and knuckles, see SMC Zoning Ordinance Table 13.l0.040.A, note 1. 
2 All Setbacks are measured in feet from the property line, not a street, sidewalk, or fence line. 
3Setbacks adjacent to Major, Prime or Collector roads may be greater (SMC Table 13.10.040.B). 
415 feet when abutting a single-family residential zone and buildings exceed 35 feet (two stories). 
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Lot Standards 

The minimum lot sizes for residential lots in Santee range from 6,000 for the R-2 zone, 8,000 for the 
R-1-A zone, 15,000 for the R-1 zone, to 30,000 for Hillside/Limited Residential (HL) zone. 
Minimum lot widths range from 60’ for the R-2 zone, 80’ for the R-1-A zone, 100’ for the R-1 zone, 
and 150’ for the HL zone. There are no minimum lot sizes or minimum lot widths for the R-7, R-14, 
R-22 or R-30 zones. These minimum lot size standards are typical, cover the majority of the City, 
and do not constrain residential development. 

Lot Coverage 

The Zoning Ordinance establishes a range of maximum lot coverage, by zone. The largest hillside 
lots have the smallest maximum lot coverage at 25 percent. Maximum lot coverage for the R-1, R-1-
A, and R-2 zones increase by 5, or 30, 35, and 40 percent respectively. The zones which permit 
greater density also permit greater maximum lot coverage: R-7 permits 55 percent maximum lot 
coverage, R-14 permits 60 percent, R-22 permits 70 percent, and R-30 permits 75 percent maximum 
lot coverage. The City’s lot coverage standards are typical and the larger the lot, the more feasible to 
achieve the maximum allowable density.  

Yard Setbacks 

All residential zones have a 10’ – 20’ front setback, with the exception of the Hillside/Limited 
Residential zone which has a 30’ front setback. Side yard setbacks typically range from 15’ – 25’, and 
typical rear yard setbacks range from 10’ to 25’. Again, the Hillside/Limited Residential zone has a 
larger rear yard setback at 35’. These setbacks are intended to provide a safe and visually cohesive 
aesthetic to the residential development throughout the city. 

Height Limits 

Santee allows building heights up to 35’ or three stories in most residential zones in the City. The R-
14 residential zone allows heights of up to 45’, or three stories, and the R-22 and R-30 zones allow 
heights of up to 55’, or four stories. The three and four-story height limits allow the achievement of 
higher densities in the R-14 and R-22 residential zones.  

Parking Standards 

In addition to the development standards above, Santee requires a certain number of parking spaces 
to be provided for each new residential unit. The Santee Zoning Code requires two parking spaces 
in a garage for all single-family residential zones, including in HL, R-1, R-1-A, and R-2. Parking 
standards for the multi-family zones are established primarily by the number of bedrooms in the 
dwelling unit. For Studio and one-bedroom units, 1.5 spaces/unit with 1/unit in a garage or carport 
are required. For two or more bedroom units, 2 spaces/unit are required with 1/unit in a garage or 
carport. Guest spaces are required at 1 space/4 units.  The R-30 Zone allows for reduced resident 
and guest parking. Santee’s parking requirements are designed to accommodate vehicle ownership 
rates associated with different residential uses. The cost associated with parking construction 
(particularly covered parking) can be viewed as a constraint to affordable housing development, 
particularly for multifamily housing. Santee complies with the State Density Bonus provisions for 
senior and affordable housing, and consistent with State law, provides additional reductions in 
parking requirements if the project is located close to public transportation.  In addition, as part of 
the adoption of the Art & Entertainment District Overlay in the City’s Town Center, parking 
requirements have been reduced. 
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3.  FLEXIBILITY FROM DEVELOPMENT STANDARDS 

 
Santee provides several mechanisms to maintain flexibility in development standards. This flexibility 
is an important means to address limitations inherent at a specific site (e.g., topographic, geographic, 
physical, or otherwise), as well as provide a means to address other important goals and objectives of 
the City Council, such as providing affordable housing for all income groups. 

Planned Development District 

The Planned Development District is intended for select properties within the City where a variety 
of development opportunities may be viable and where the City wishes to encourage innovative and 
very high quality development in a manner which may not be possible under standard land use 
designations and their corresponding zones. This designation provides for mixed-use development 
potential including employment parks, commercial, recreational and various densities of residential 
development pursuant to a development plan and entitlements being approved by the City Council. 
More specifically, single family dwellings, single family attached units and multi-family are all 
permitted uses in the Planned Development District, with approval of a Development Review 
Permit. 

Variance and Minor Exception 

The purpose of a variance is to provide flexibility from the strict application of development 
standards when special circumstances pertaining to the property such as size, shape, topography, or 
location deprives such property of privileges enjoyed by other property in the vicinity and in the 
same district, consistent with the objectives of the development code.  
 
The purpose of a minor exception is to provide flexibility necessary to achieve the objectives of the 
development code. Selected site development regulations and applicable off-street parking 
requirements are subject to administrative review and adjustment in those circumstances where such 
adjustment will be compatible with adjoining uses or is necessary to provide reasonable 
accommodation for persons with disabilities, and consistent with state or federal law, and consistent 
with the goals and objectives of the general plan and the intent of the code. 

Density Bonus Ordinance 

On June 12, 2019, the City of Santee updated the City’s Density Bonus Ordinance. The substance of 
the density bonus program was removed from the municipal code because the program is governed 
by state law, that is explicitly applicable to charter cities, such as Santee. Revisions refer to state law 
to avoid the need to modify the code in response to each state law amendment. The Density Bonus 
Ordinance provides incentives to developers for the production of housing affordable to lower 
income households, moderate income households and senior citizens.  However, new changes to the 
density bonus law passed in 2019 and 2020 may necessitate a review of the City’s Density Bonus 
Ordinance to ensure continued compliance with State law. 
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4.  PROVISIONS FOR A VARIETY OF HOUSING TYPES 
 

Housing Element law specifies that jurisdictions must identify sites to be made available through 
appropriate zoning and implement development standards to encourage and facilitate the 
development of housing for all economic segments of the community. This includes single-family 
units, multifamily units, accessory dwelling units, manufactured housing, mobile home parks, 
residential care facilities, transitional and supportive housing, single-room occupancy (SRO) 
buildings, farm worker housing, and housing for the homeless. Santee provides for a wide range of 
housing types throughout the community.  Table 29 summarizes the housing types permitted in 
each of the City’s primary residential zones. Each residential use is designated by a letter denoting 
whether the use is permitted by right (P), requires a Conditional Use Permit (CUP), or is not 
permitted (--). 

 

Table 29 : Use Regulations in Residential Districts 

USES HL R-1 R-1-A R-2 R-7 R-14 R-22 R-30 IG 

Single-family Dwellings P P P P P -- -- -- -- 

Multifamily Dwellings  -- -- -- -- P P P P -- 

Manufactured Housing P P P P P P* P* -- -- 

Mobile Home Parks CUP CUP CUP CUP CUP CUP CUP -- -- 

Accessory Dwelling Units P P P P P P P P -- 

Residential Care Facilities 
-Accessory Use: 6 or fewer 
-Non-Accessory Use: 7 or more 

 
P 
-- 

 
P 
-- 

 
P 
-- 

 
P 

CUP 

 
P 

CUP 

 
P 

CUP 

 
P  

CUP 

 
P 

CUP 

 
-- 
-- 

Transitional and Supportive 
Housing 

P P P P P P P P -- 

Single Room Occupancy (SRO) -- -- -- -- P P P P -- 

Emergency Shelters -- -- -- -- -- -- -- -- P 

Source: City of Santee Municipal Code, 2020.  
Notes:  P = Permitted; CUP = Conditional Use Permit. 
*Permitted within a mobile home park. 

Single-family Dwellings 

Single-family homes are allowed in the following residential zones: Hillside/Limited (HL), Low 
Density (R-1), Low-Alternative (R-1A), Low-Medium Density (R-2), and Medium Density (R-7). 
The HL zone allows up to one dwelling unit /gross acre. It is intended for areas with steep slopes, 
rugged topography and limited access. Parcels zoned HL are found in the northern part of the City, 
and also in the southwest and southeast corners of the City. The R-1 zone permits 1 - 2 dwelling 
units/acre, intended for residential development on one-half acre lots or larger. Parcels zoned R-1 
can be found in the north, southwest and eastern and southeastern areas of the City. The R-1A zone 
permits 2 - 4 dwelling units/acre. Lot sizes are 10,000 square feet or larger. This designation is 
intended to provide a transition between areas of denser development in the R-2 designation, and 
lower density larger lot size development in the R-1 and HL land use designations.  
 
R-2 allows 2 - 5 dwelling units per acre and is intended for single-family homes in standard 
subdivision form characterized by lots of a minimum of 6,000 square feet. It covers the largest 
portion of the City planned for residential uses and is typically found on level terrain. R-7 is medium 
density residential zone that allows 7 – 14 units/acre. The R-7 zone is intended for a wide range of 
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residential development including attached and detached single-family units at the lower end of the 
density range. Areas developed under this zone should be close to streets of at least collector size, 
and should be conveniently served by neighborhood commercial and recreational facilities.  

Multifamily Units 

Multifamily units are dwellings that are part of a structure containing one or more other dwelling 
units, or a non-residential use. An example of the latter is a mixed-use project where, for example, 
one or more dwelling units are part of a structure that also contains one or more commercial uses 
(retail, office, etc.). Multifamily dwellings include: duplexes, triplexes, fourplexes (buildings under 
one ownership with two, three or four dwelling units, respectively, in the same structure), 
apartments (five or more units under one ownership in a single building); condominiums, 
townhouse development (three or more attached dwellings where no unit is located over another 
unit), and other building types containing multiple dwelling units (for example, courtyard housing, 
rowhouses, stacked flats, etc.).  
 
Multifamily Units are allowed in the upper density range of the Medium Density (R-7) zone, and in 
the Medium High Density (R-14), High Density (R-22), and Urban Residential (R-30) zone.  The R-
7 zone permits up to 14 units per gross acre while up to 22 units per gross acre are permitted in the 
R-14 zone.  Up to 30 units per gross acre are permitted in the R-22 zone and the density for the R-
30 zone is 30 units per gross acre.   

Accessory Dwelling Units 

An accessory dwelling unit (ADU) is an attached or a detached residential dwelling unit that 
provides permanent provisions for living, sleeping, eating, cooking and sanitation complete 
independent living facilities for one or more persons, is located on a lot with an existing or proposed 
main house, and includes an entrance separate from the main house. An ADU can include a 
manufactured home.   
 
A junior accessory dwelling unit (JADU) is a residential unit, no more than 500 square feet in size, 
that has an efficiency kitchen, is contained entirely within an existing or proposed single-family main 
house or attached garage, and has a separate entrance. It can either have its own bathroom or share 
with the main house. An efficiency kitchen is a kitchen that contains the following: (a) a cooking 
facility with appliances; (b) a food prep counter(s) with at least 15 square feet in area; and (c) food 
storage cabinets totaling at least 30 square feet of shelf space. ADUs and JADUs may be an 
alternative source of affordable housing for lower income households and seniors.  
 
The City updated its ADU/JADU guidelines in 2019 to comply with changes in state law. 
ADUs/JADUs are only permitted on lots zoned Residential, and in some circumstances Mixed Use 
zones. ADUs/JADUs meeting certain criteria can apply for a building permit only. All other ADUs 
must first go through a separate ministerial ADU Permit process, prior to submitting for a building 
permit, to ensure it conforms to the development standards contained in Section 13.10.045 of the 
Zoning Code.  
 
As a measure to increase the supply of affordable housing, the City of Santee took action to waive 
Development Impact Fees for the construction of ADUs for a five-year period, effective September 
2019. ADUs can provide needed affordable housing for residents of Santee and can also meet the 
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need for multi-generational housing. The City believes that the waiving of Development Impact 
Fees will spur the construction of additional ADUs in Santee. 

Manufactured Housing/Mobile Home Parks 

Manufactured housing and mobile homes offer an affordable housing option to many low and 
moderate income households.  According to the California Department of Finance, there were 2,336 
mobile homes in the City in January 2020.  The City permits manufactured housing placed on a 
permanent foundation in all residential zones that allow single-family housing and within mobile 
home parks in accordance with the Santee Zoning Ordinance.   
 
The Zoning Ordinance also contains a Mobile Home Park Overlay District to accommodate mobile 
home parks in the City. According to Section 13.22.030, the Mobile Home Park Overlay District 
may be applied in combination with any other residential district with the approval of a Conditional 
Use Permit (CUP).  The Overlay District establishes specific development standards for a mobile 
home park and is applied over the base residential district. A Mobile Home Park Overlay district is 
indicated on the zoning district map by the letters "MHP." 

Residential Care Facilities 

Residential care facilities can be described as any State-licensed family home, group care facility or 
similar facility for 24-hour non-medical care of persons in need of personal services, supervision, or 
assistance essential for sustaining the activities of daily living. In accordance with State law, Santee 
permits residential care facilities serving six or fewer persons within all residential zones, subject to 
the same development review and permit processing procedures as traditional single-family or 
multifamily housing.  Residential care facilities serving more than six persons are permitted with 
approval of a CUP within the R-2, R-7, R-14, R-22, and R-30 zones. Potential conditions for 
approval may include hours of operation, security, loading requirements, and management. 
Conditions would be similar to those for other similar uses in the same zones and would not serve 
to constrain the development of such facilities.  Occupancy standards for residential care facilities 
are the same as occupancy standards for all other residential uses. The City has not adopted a 
spacing requirement for residential care facilities. 

Transitional and Supportive Housing 

The Zoning Ordinance definition for “transitional housing” references the State’s definition 
contained in Health and Safety Code Section 50675.2, which defines “transitional housing”" and 
“transitional housing development” as “buildings configured as rental housing developments, but 
operated under program requirements that call for the termination of assistance and recirculation of 
the assisted unit to another eligible program recipient at some predetermined future point in time, 
which shall be no less than six months.”   
 
The definition for “supportive housing” in the Zoning Ordinance also references the State’s 
definition contained in Health and Safety Code Section 50675.14(b), which defines the use as 
“housing with no limit on length of stay, that is occupied by the target population, and that is linked 
to onsite or offsite services that assist the supportive housing resident in retaining the housing, 
improving his or her health status, and maximizing his or her ability to live and, when possible, work 
in the community.”   “Target population” is defined in the same subsection of the Health and Safety 
Code Section as “persons, including persons with disabilities, and families who are ‘homeless,’ as 
that term is defined by Section 11302 of Title 42 of the United States Code, or who are ‘homeless 
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youth,’ as that term is defined by paragraph (2) of subdivision (e) of Section 12957 of the 
Government Code.” 
 
The City permits transitional and supportive housing that meets applicable Health and Safety Code 
definitions in all residential zones, consistent with State law.  The same development standards and 
permit process that applies to single-family or multifamily housing applies to transitional and 
supportive housing. 
 
AB 2162 (September 2018) and AB 2988 (May 2020) require that supportive housing meeting 
specific criteria to be permitted by right in zones where multi-family and mixed-use developments 
are permitted.  Specific criteria include the size of the project and percentage set aside for target 
population, and specified amount of floor area for supportive services, among others. The Santee 
Zoning Code will be amended to include the requirements of AB 2162 and AB 2988. 

Single Room Occupancy Buildings 

SRO buildings are defined in the Santee Zoning Ordinance as “a building providing single-room 
units for one or more persons with or without shared kitchen and bath facilities, including efficiency 
units per Health and Safety Code Section 17958.1.”  SRO buildings are considered suitable to 
accommodate the housing needs of extremely low income households. This housing type is 
permitted in all multifamily zones, subject to all Municipal Code and other standards applicable to 
any new multifamily residential building, including, but not limited to, density, height, setback, on-
site parking, lot coverage, development review, compliance with the California Building Code, 
building fees, charges and other requirements generally applicable to a proposed multifamily 
development in the Zone District in which a property is located. 

Farm Worker and Employee Housing 

The California Employee Housing Act requires that housing for six or fewer employees be treated as 
a regular residential use. The City’s Zoning Code was updated in 2019 to add Agricultural Employee 
Housing. This housing, as defined in Section 13.04.140, is allowed in residential districts pursuant to 
Health and Safety Code Sections 17021.5 and 17021.6 and is subject to regulations that apply to 
other residential dwelling of the same type in the same zone. 

Emergency Shelters 

The Zoning Ordinance definition for “emergency shelter” references the State’s definition contained 
in Health and Safety Code Section 50801(e), which defines the use as “housing with minimal 
supportive services for homeless persons that is limited to occupancy of six months or less by a 
homeless person.  No individual or household may be denied emergency shelter because of an 
inability to pay.”  Although no emergency shelters are currently located within Santee, these facilities 
are permitted and without discretionary review on more than seven acres on eight parcels on 
Woodside Avenue within the General Industrial “IG” zone.  
 

• Vacant or underutilized parcels within the IG zone are presented in the Appendix. These 
parcels are considered underutilized because they are currently vacant or being used for 
outdoor storage or fleet storage with limited or no site improvements. The undeveloped and 
underutilized IG-zoned parcels could accommodate an emergency shelter to accommodate 
at least 25 homeless individuals (which represents the number of identified unsheltered 
homeless population in Santee as of 2020 by the Regional Task Force on the Homeless) and 
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at least one year-round emergency shelter. The IG zone is suitable for emergency shelters 
because shelters are compatible with a range of uses that are common in suburban 
communities and allowed in the IG zone (e.g., motels/hotels, office buildings, religious 
institutions, athletic or health clubs, public buildings, educational facilities, etc.); 
 

• The IG-zoned parcels on Woodside Avenue are located approximately one mile from public 
bus service that connects to regional transit, including trolley service;  
 

• Existing uses in the IG zone are primarily light industrial, warehousing, and office uses – no 
heavy industrial uses are present; and 
 

• The parcels are not known to be constrained by the presence of hazardous materials either 
on or adjacent to the properties. 

 
Emergency shelters are subject to ministerial Development Review Permit approval.  The following 
specific and objective development standards are established in the Municipal Code and apply to 
emergency shelters:   
 

• An emergency shelter shall not be located within three hundred feet of another shelter; and 
 

• The agency or organization operating the shelter shall submit a Facility Management Plan 
containing facility information, including the number of persons who can be served nightly, 
the size and location of onsite waiting and intake areas, the provision of onsite management, 
exterior lighting details, and onsite security during hours of operation. 

 
AB 139 changes the way local governments can regulate parking requirements for emergency 
shelters. Parking requirements can be set to be adequate for shelter staff, but the overall parking 
requirements for shelters may not exceed the requirements for residential and commercial uses in 
the same zone. The Santee Zoning Code will be amended to include these requirements.  

 

4.  HOUSING FOR PERSONS WITH DISABILITIES 
 

Both the federal Fair Housing Amendment Act (FHAA) and the California Fair Employment and 
Housing Act direct local governments to make reasonable accommodations (i.e. modifications or 
exceptions) in their zoning laws and other land use regulations when such accommodations may be 
necessary to afford disabled persons an equal opportunity to use and enjoy a dwelling.   
 
The City conducted an analysis of the Zoning Ordinance as part of this Housing Element update, 
permitting procedures, development standards, and building codes to identify potential constraints 
for housing for persons with disabilities. The City’s policies and regulations regarding housing for 
persons with disabilities are described below.   
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Zoning and Land Use 

Under State Lanterman Developmental Disabilities Services Act (aka Lanterman Act), small State-
licensed residential care facilities for six or fewer persons must be treated as regular residential uses 
and permitted in all residential districts; Santee is compliant with the Lanterman Act.  The Land Use 
Element and Zoning Ordinance provide for the development of multifamily housing in the R-7, R-
14, R-22, and R-30 zones.  Traditional multifamily housing for persons with special needs, such as 
apartments for seniors and the disabled, are considered regular residential uses permitted in these 
zones. The City’s land use policies and zoning provisions do not constrain the development of such 
housing. State-licensed residential care facilities for more than six persons are conditionally 
permitted in the R-2, R-7, R-14, R-22, and R-30 zones.  Potential conditions for approval may 
include hours of operation, security, loading requirements, and management. Conditions would be 
similar to those for other similar uses in the same zones and would not serve to unduly constrain the 
development of residential care facilities for more than six persons.  Occupancy standards for 
residential care facilities are the same as occupancy standards for all other residential uses. The City 
has not adopted a spacing requirement for residential care facilities.   
 
The Santee Zoning Code includes provisions for transitional and supportive housing. These facilities 
may serve persons with disabilities. Consistent with State law, transitional and supportive housing 
facilities as defined in the Health and Safety Code are permitted in all residential zones.   
 
The City also accommodates persons with disabilities in group care facilities. Group care facilities 
serve mentally disabled, mentally disordered or otherwise handicapped persons regardless of 
whether they are living together as a single household unit. These facilities are separate from State-
licensed residential care facilities and require approval of a CUP in all residential zones. Group care 
facilities are subject to the same review process, approval criteria, and findings as all other uses that 
require a CUP, including large residential care facilities. 
 
It may also be reasonable to accommodate requests from persons with disabilities to waive a setback 
requirement or other standard of the zoning ordinance to ensure that homes are accessible for the 
mobility impaired. Whether a particular modification is reasonable depends on the circumstances, 
and must be decided on a case-by-case basis. Consistent with the State’s model Reasonable 
Accommodation Ordinance, the Santee Zoning Code includes a ministerial procedure for handling 
requests for reasonable accommodation. When a request for reasonable accommodation is filed with 
the Department of Development Services, it is referred to the Development Services Director 
(Director) for review and consideration. The Director must consider the following criteria when 
determining whether a requested accommodation is reasonable: 
 

1. The Applicant making the request for reasonable accommodation is an individual protected 
under the Federal Fair Housing Amendments Act of 1988. 

2. The accommodation is necessary to make a specific dwelling unit(s) available to an individual 
protected under the Federal Fair Housing Amendments Act of 1988. 

3. The requested accommodation would not impose an undue financial or administrative 
burden on the City. 

4. The requested accommodation would not require a fundamental alteration in the nature of a 
program, policy, and/or procedure. 

 



 

Page 54 

If necessary to reach a determination on the request for reasonable accommodation, the Director 
may request further information from the applicant consistent with the Federal Fair Housing 
Amendments Act of 1988, specifying in detail what information is required.  Not more than 30 days 
after receiving a written request for reasonable accommodation, the Ordinance requires the Director 
to issue a written determination on the request. In the event that the Director requests further 
information pursuant to the paragraph above, this 30-day period is suspended. Once the Applicant 
provides a complete response to the request, a new 30-day period begins. 

Building Codes  

The City enforces Title 24 of the California Code of Regulations that regulates the access and 
adaptability of buildings to accommodate persons with disabilities. No unique restrictions are in 
place that would constrain the development of housing for persons with disabilities. Compliance 
with provisions of the Code of Regulations, California Building Standards Code, and federal 
Americans with Disabilities Act (ADA) is assessed and enforced by the Building Services Division of 
the Department of Development Services as a part of the building permit submittal. 
 
Government Code Section 12955.1(b) requires that 10 percent of the total dwelling units in 
multifamily buildings without elevators consisting of three or more rental units or four or more 
condominium units are subject to the following building standards for persons with disabilities:   
 

1.  The primary entry to the dwelling unit shall be on an accessible route unless exempted by site 
impracticality tests. 

2.  At least one powder room or bathroom shall be located on the primary entry level served by 
an accessible route. 

3.  All rooms or spaces located on the primary entry level shall be served by an accessible route.  
Rooms and spaces located on the primary entry level and subject to this chapter may include 
but are not limited to kitchens, powder rooms, bathrooms, living rooms, bedrooms, or 
hallways. 

4.  Common use areas shall be accessible. 
5.  If common tenant parking is provided, accessible parking spaces are required. 

Permit Processing   

Requests for reasonable accommodation with regard to zoning, permit processing, and building 
codes are reviewed and processed by the Building Services Division of the Department of 
Development Services within 30 days of receipt and without the requirement for payment of a fee. 
The reasonable accommodation procedures are based on the State’s model ordinance, and they 
clearly state how to apply for and obtain reasonable accommodation; therefore, they do not 
represent a constraint on the development or improvement or housing for persons with disabilities.   

Definition of Family 

A “family” is defined in the Santee Zoning Ordinance as one or more individuals living together as a 
single household unit. The City’s Ordinance does not regulate residency by discriminating between 
biologically related and unrelated persons nor does it regulate or enforce the number of persons 
constituting a family.  In conclusion, Santee’s definition of “family” does not restrict access to 
housing for persons with disabilities.   
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Conclusion 

The City fully complies with ADA requirements and provides reasonable accommodation for 
housing intended for persons with disabilities on a case-by-case basis. 

 

6.  DEVELOPMENT PERMIT PROCEDURES AND PROCESSING TIMES 
 

The evaluation and review process required by local jurisdictions often contributes to the cost of 
housing in that holding costs incurred by developers are ultimately reflected in the units selling price. 
Santee’s development review process is designed to encourage site and architectural development, 
which exemplify the best professional design practices. The Development Review Permit process 
helps ensure that each new project achieves the intent and purpose of the General Plan land use 
designation and zone in which the project is located. Together, the following figures and tables show 
the type of approvals required for the most common types of residential development as well as the 
reviewing authority. 
 
Residential projects subject to the Development Review process follow two distinct review paths, 
depending on the scope of the project. The City Council reviews larger projects during a noticed 
public hearing. The City Council functions as the Planning Commission and therefore approval of 
applications in Santee is not subject to two discretionary bodies.  This streamlined review process 
saves a considerable amount of time when compared to processes of many other jurisdictions that 
require separate Planning Commission and City Council approval of large residential projects. Other 
projects are reviewed by the Director. A summary of the two review processes are listed below. 
 

Table 30: Development Review Bodies 

Director Review City Council Review 

1) New construction on vacant property 
2) One or more structural additions or new buildings, 

either with a total floor area of one thousand square 
feet or more. 

3) Construction of an accessory dwelling unit. 
4) Reconstruction or alteration of existing buildings on 

sites when the alteration significantly affects the 
exterior appearance of the building or traffic 
circulation of the site. 

5) Development in the Hillside Overlay zone. 

1) Any multi-family residential project 
2) Any single family residential project where a 

tentative map or tentative subdivision map is 
required. 

3) The conversion of residential, commercial or 
industrial buildings to condominiums. 

  

A single-family dwelling, on an existing parcel located in a zone that permits single-family residential 
development (HL, R-1, R-1-A, R-2, and R-7 zones) that does not contain environmental constraints 
such as any natural slopes greater than 10 percent and is not located in a biological resource area, on 
a ridgeline, or in a similar type of visually prominent location, is subject to a building permit to 
ensure compliance with zoning regulations and the building and fire codes. Approval of a building 
permit for a single-family dwelling meeting these criteria is ministerial. Processing time is 
approximately six weeks, but highly dependent on the quality of the initial submittal. 
 
If the proposed single-family project does not conform to the development regulations of the zone 
or does not meet the above criteria, it requires an administrative discretionary action. Examples of 
an administrative discretionary approval include an administrative Development Review Permit 
(DRP) or Variance.  An administrative Variance requires a public hearing before the Director while 
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an administrative Development Review Permit does not. Approval is based on findings as outlined 
in the zoning regulations. Processing time for a hearing before the Director or non-hearing decision 
is approximately six weeks, but may extend to two months or more when processing involves 
compliance with the California Environmental Quality Act (CEQA). 
 
A single-family project, which includes a minor or major subdivision, requires approval of a 
Development Review Permit and subdivision map by the City Council at a public hearing. The basis 
for approval is consistency with the General Plan, Zoning Ordinance, and subdivision regulations. 
The length of time required to process a subdivision map is variable, based on the size and 
complexity of the project. In most cases, the approval process can be completed in six months to a 
year. 
 

Figure 8: Permitting process for single-family detached housing 

   
 

 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Multifamily housing on an existing parcel in any multi-family residential zone (R-7, R-14, R-22, and 
R-30) is subject to a discretionary City Council approval of a Development Review Permit. 
Processing time is approximately six months, but varies on the size of the project and quality of the 
initial submittal.   
 
If the multifamily housing is proposed as a condominium, or planned unit development, the 
approval process also includes a subdivision map.  The subdivision map and Development Review 
Permit are processed concurrently.  Processing time is approximately six months and the project is 
also subject to discretionary review by the City Council. 
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Figure 9: Permit process for multifamily housing 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Design considerations for all residential projects 

The Development Review Permit (DRP) process stipulates that the following items should be 
evaluated when designing a project: 

• Relationship of building and site to surrounding area 
o Evaluate the project’s fringe effects on adjacent parcels 
o Evaluate the project’s proximity to transportation (including active) facilities 
o Evaluate the project’s relationship to the surrounding area 

• Site design 
o Setbacks 
o Evaluate building placement for adequate ventilation 
o Consider topography and other on-site natural features in the design 
o Evaluate pedestrian and vehicle circulation 

• Landscaping 
o Choose plant palette to ensure water efficiency 
o Approved street trees 

• Grading 
o Lessen proposed grading 

• Signs 
o On site plan plot all proposed free-standing signs 
o Provide details for all free standing signs 

• Lighting 
o Provide sufficient lighting for the proposed use 
o Keep all site lighting facing downward to minimize impacts on neighbors 

• Architectural design 
o Visual relief from long elevations through wall plane offsets 
o Use of colors and materials  
o Variations in vertical setbacks to reduce mass of larger buildings 
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Pre-Application process for projects that require City Council review 

Single-family major and minor subdivisions and multifamily housing proposals typically go through a 
Pre-Application. The Pre-Application process is designed to identify issues which may impact the 
design of the project early in the approval process. The process entails submitting a Pre-Application, 
supporting documents, and the Pre-Application fee. Approximately four weeks from the date of the 
submittal, a Design Conference (pre-application meeting), is held at City Hall to provide the 
applicant the opportunity to meet with the reviewing City staff. This early identification of issues is 
intended to limit possible delays and plan revisions. 

 

Table 31: Approval Required 

Housing Type HL R-1 R-1-A R-2 R-7 R-14 R-22 R-30 

Single-family 
detached 

 
Permitted by right 

 
Not permitted 

Single-family 
attached 

Not permitted 

 
Permitted 
by right 

 

Not permitted 

Single-family major 
and minor 
subdivisions 

Not 
permitted 

DRP and Subdivision map 
required 

Not 
Permitted 

Not permitted 

Multifamily Not permitted DRP required 

Variances 

The City of Santee has a process to offer variances to provide flexibility from the strict application 
of development standards when special circumstances pertaining to a property such as size, shape, 
topography, or location deprives the property of privileges enjoyed by other properties in the 
vicinity and in the same district, consistent with the objectives of the development code. Any 
variance granted is subject to such conditions as will assure that the authorized adjustment does not 
constitute a grant of special privileges inconsistent with the limitations upon other properties in the 
vicinity and district in which the property is situated.  
 
For residential development, the Director is authorized to grant variances with respect to 
development standards such as, but not limited to, fences, walls, hedges, screening, and landscaping; 
site area, width, and depth; setbacks; lot coverage; height of structures; usable open space; 
performance standards; and to impose reasonable conditions. Conditions may include, but shall not 
be limited to, requirements for setbacks, open spaces, buffers, fences, walls, and screening; 
requirements for installation and maintenance of landscaping and erosion control measures and 
other improvements, requirements for street improvements and dedications, regulation of vehicular 
ingress and egress, and traffic circulation; establishment of development schedules or time limits for 
performance or completion; requirements for periodical review by the Director; and such other 
conditions as the Director may deem necessary to ensure compatibility with surrounding uses, to 
preserve the public health, safety, and welfare, and to enable the Director to make the findings 
outlined in the paragraph below. Variances may be granted in conjunction with conditional use 
permits and development review permits. Such variances do not require a separate application or a 
separate public hearing. 
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An application for a variance is filed with the Department in a form prescribed by the Director, who 
holds a public hearing on each application. Before granting a variance, the Director must make the 
following findings: 
 

1. That strict or literal interpretation and enforcement of the specified regulation would result 
in practical difficulty or unnecessary physical hardship inconsistent with the objectives of the 
General Plan and intent of the Zoning code; 

2. That there are exceptional or extraordinary circumstances or conditions applicable to the 
property involved or to the intended use of the property that do not apply generally to other 
properties in the same zoning district; 

3. That strict or literal interpretation and enforcement of the specified regulation would deprive 
the applicant of privileges enjoyed by the owners of other properties in the same zoning 
district; and 

4. That the granting of the variance will not constitute a grant of special privilege inconsistent 
with the limitations on other properties classified in the same district, and will not be 
detrimental to the public health, safety, or welfare, or materially injurious to properties or 
improvements in the vicinity. 

 
The review and approval of a variance typically requires 6 months. 

Conditional Use Permits and Minor Conditional Use Permits 

The purpose of the regulations for the City of Santee that govern conditional use permits and minor 
conditional use permits are to provide for flexibility when special circumstances exist, regulate uses 
that have the potential to adversely affect adjacent properties, ensure land use consistency with the 
General Plan, and promote a visually attractive community. An application for a conditional use 
permit or minor conditional use permit is filed with the Development Services Department. 
Conditional use permits are approved by the City Council, and minor conditional use permits are 
approved by the Director, following a public hearing with the appropriate body. The conditional use 
permit and minor conditional use permit processes are intended to afford an opportunity for broad 
public review and evaluation of these requirements and characteristics, to provide adequate 
mitigation of any potentially adverse impacts, and to ensure that all site development regulations and 
performance standards are provided in accordance with the zoning ordinance.  Generally, review 
and approval of a conditional use permit requires approximately 6 months.  
 
Reasonable conditions that may be granted through the use of these permits that relate to residential 
development include, but are not limited to, the following: setbacks, open spaces, buffers, fences, 
walls, and screening; requirements for installation and maintenance of landscaping, erosion control 
measures, and other improvements; requirements for street improvements and dedications, 
regulation of vehicular ingress and egress; establishment of development schedules or time limits for 
performance or completion; requirements for periodic review; and such other conditions as the City 
Council or the Director, as appropriate, may deem necessary to ensure compatibility with 
surrounding uses, to preserve the public health, safety, and welfare, and to enable the City Council 
or the Director, to make the required findings.  
 
For residential development, the required findings for conditional use permits and minor conditional 
use permits are: 
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1. That the proposed use is in accord with the General Plan, the objectives of the zoning 
ordinance, and the purposes of the district in which the site is located. 

2. That the proposed use, together with the conditions applicable thereto, will not be 
detrimental to the public health, safety, or welfare, or materially injurious to properties or 
improvements in the vicinity. 

3. That the proposed use complies with each of the applicable provisions of the zoning 
ordinance. 

 

7.  PLANNING AND DEVELOPMENT FEES 

Planning Fees 

Housing construction imposes certain short- and long-term costs upon local government, such as 
the cost of providing planning services and inspections. In addition, long-term costs related to the 
maintenance and improvement of the community’s infrastructure, facilities, parks, and streets are 
also imposed. Proposition 13 has severely constrained the amount of property tax revenue that a city 
in California receives. As a result, Santee charges various planning and development fees to recoup 
costs and ensure that essential services and infrastructure are available when needed. Santee is 
sensitive to the issue that excessive fees may hinder development and strives to encourage 
responsible and affordable development. 

 
In 2020, the City Council adopted a new fee schedule, which reflects minor upward adjustments for 
some fees (Table 32). Permit and development fees for Santee and neighboring jurisdictions are 
summarized in Table 33.  
 

Table 32: Residential Development Fees 

Permit Issuance 
Fee 

Single-family 
development 

(SFD) 

Multifamily 
(townhome) 

Multifamily (250 units 
in 1 building) 

Apartment 
(assume 25 
units/bldg.) 

Permit Fees 

Building Permit 

Average Total 

$6,864 $5,831 $3,327 $2,514 

Plan Check Fee1 $3,432 $2,915 $1,663 $1,257 

Base Fee $5,002 $3,159 $2,061 $882 

Misc. Additions2 $1,786 $2,611  $1,220 $1,620 

SB1473 $8 $5 $21 $4 

SMIP $26 $15 $14 $14 

Permit Issuance Fee $42 $41 $11 $4 

Impact/Capacity Fees 

Sewer (Padre Dam) $15,876 $12,987 $12,987 $10,589 

Water (Padre Dam) $22,930 $21,210 $21,210 $18,917 

Public Facilities $6,923 $6,243 $6,243 $6,243 

Traffic $3,808 $2,435 $2,435 $2,435 

Traffic Signal $402 $252 $252 $252 

Parks $8,334 $7,598 $7,598 $7,598 

Drainage/Flood $3,093 $2,115 $2,115 $2,115 
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Table 32: Residential Development Fees 

Permit Issuance 
Fee 

Single-family 
development 

(SFD) 

Multifamily 
(townhome) 

Multifamily (250 units 
in 1 building) 

Apartment 
(assume 25 
units/bldg.) 

School3 $7,328 $6,412 $5,496 $4,580 

Traffic SANDAG 

(RTCIP) 

$2,583.82 $2,583.82 $2,583.82 $2,583.82 

Total $78,142 $67,667 $64,247 $57,827 

Notes: 
1. Plan check fee is ½ of the building permit fee
2. Includes mechanical, electrical, plumbing fees and fees for additions such as garages and balconies.
3. Santee Elementary School District 2021 Developer Fee is $3.38/sq. ft.; Grossmont Union High School District 2021 Developer
Fee is $1.20/sq. ft. – Calculations based on typical 1,600 sq. ft. single-family home, 1,400 sq. ft. townhome, 1,200 sq. ft condo unit,
and 1,000 sq. ft. apartment unit.
Source: City of Santee Fee Schedule FY2020-21; Padre Dam Municipal Water District Sewer and Water Capacity Fee Schedule 2021; Santee
Elementary School District Developer Fees 2021; Grossmont Union High School District Developer Fees 2021

Table 33: Fee Comparisons (2019-2020) 

Jurisdictions 

Per Unit Permit and Impact Fees 

Single Family 
Townhome 

(Type V 
Construction) 

Condominium 
(Type III 

Construction) 

Apartment 
(Type V 

Construction) 

Carlsbad $42,616.78 $23,012.02 $17,086.21 $16,762.04 

Chula Vista $57,167.97 $42,481.32 $38,577.18 $38,596.86 

Encinitas $22,932.15 $15,984.48 --- $15,233.65 

Escondido $37,044.15 $31,185.86 $29,360.35 $29,360.35 

Imperial Beach $15,161.22 $11,262.71 $9,832.14 $21,010.37 

La Mesa $27,442.49 $19,242.63 $14,248.72 $12,906.75 

Lemon Grove $13,563.65 $6,259.63 $4,870.52 $5,106.55 

National City $15,025.99 $5,655.93 $4,175.54 $4,175.54 

Oceanside $68,235.30 $25,089.74 $17,254.33 $17,178.01 

Poway $26,528.05 $21,194.22 $2,059.13 $20,898.17 

San Diego $155,367.00 $103,121.73 $95,731.81 $97,461.70 

San Marcos $30,761.34 $25,588.10 $23,410.80 $14,184.14 

Santee $32,008.00 $27,058.00 $24,554.00 $23,741.00 

San Diego County $21,797.00 $12,793.00 $10,900.00 $11,156.00 

Vista $27,546.37 $20,804.79 $23,176.90 $18,608.86 

Source: BIA 2019-2020 Fees Study for San Diego County; City of Santee Fee Schedule FY2020-21; Padre Dam Municipal Water District Sewer 
and Water Capacity Fee Schedule 2021; Santee Elementary School District Developer Fees 2021; Grossmont Union High School District Developer 
Fees 2021 
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8.  ON- AND OFF-SITE IMPROVEMENTS 
 
Another factor adding to the cost of new construction is the provision of adequate infrastructure to 
support municipal services for new resident development. In many cases, these improvements are 
dedicated to the City, which is then responsible for their maintenance. The cost of these facilities is 
borne by developers, added to the cost of new housing units, and eventually passed in various 
degrees to the property owner or homebuyer. 
 
Santee has one sizeable undeveloped areas for which new development is planned: Fanita Ranch in 
the northern portion of the city. On-and off-site infrastructure improvements/requirements are 
assessed based on the merits of each project during discretionary project review, and for larger 
projects may be determined through the environmental review process. Typically, the following are 
required for new construction and new subdivisions: 
 

• Install city standard sidewalk, curb and gutter. 

• Install reclaimed water system for landscaping irrigation. 

• Install storm water retention system for on-site storm water management. 
 

For new homes within existing neighborhoods, the following are typically required: 
 

• Install storm water retention system. 

• Repair sidewalk, curb and gutter if damaged or unsafe. If repair is necessary, the applicable 
fee for curb/gutter or sidewalk encroachment permit would apply.  
 

9. BUILDING CODES AND ENFORCEMENT 
 
Building and safety codes, while adopted to preserve public health and safety ensure the 
construction of safe and decent housing, have the potential to increase construction costs and 
impact the affordability of housing. These include the following building codes, accessibility 
standards, and other related ordinances. 

California Building Code 

The City of Santee adopted the California Building Code (CBC) which includes the International 
Building Code. The City adopted the CBC with minor administrative changes and one amendment 
related to minimum roof covering classifications for increased fire protection. The fire-related 
amendment applies uniformly to all construction types throughout the City and is intended to 
enhance public health and safety.  Although this amendment to the CBC may result in an increase in 
the cost of construction, such cost increase is minor relative to the overall cost of construction. 
Furthermore, developers have not indicated that the amended roof covering classifications constrain 
or otherwise limit development opportunities in Santee. Enforcement of applicable building codes 
requires inspections at various stages of construction to ensure code compliance. The CBC 
prescribes minimum insulation requirements to reduce noise and promote energy efficiency.   
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Americans with Disabilities Act (ADA) 

The City’s building code requires new residential construction to comply with ADA requirements. 
State law requires new residential construction to comply with ADA requirements. State law requires 
buildings consisting of three or more units to incorporate design features, including: 1) adaptive 
design features for the interior of the unit; 2) accessible public and common use portions; and 3) 
sufficiently wider doors to allow wheelchair access. These codes apply to all jurisdictions and are 
enforced by federal and state agencies.  

National Pollutant Discharge Elimination System 

As the permit holder of a Municipal Storm Water Permit, the City must implement an Urban Runoff 
Management Program to reduce the discharge of pollutants into the storm sewer system. Prior to 
issuance of a building permit of any discretionary land use approval or permit, the applicant must 
submit a storm water mitigation plan and implement Best Management Practices in accordance with 
state and local regulations. 

Code Enforcement 

The City’s Department of Development Services and Code Enforcement staff is responsible for 
enforcing local and state property maintenance codes. Inspections of unsafe buildings are made on a 
complaint or referral basis. The City of Santee actively pursues reported code violations in the City. 
 
Substandard housing conditions within the City’s existing housing stock are abated primarily 
through code compliance. Identification of code violations is based on resident complaints. The City 
then advises property owners on proper corrective action. The City has also adopted the Uniform 
Code for the Abatement of Dangerous Buildings to require the repair or removal of any structure 
deemed a threat to public health and safety.  
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Section 4: Housing Resources  
 

This section summarizes the resources available for the development, rehabilitation, and 
preservation of housing in Santee.  The analysis includes an evaluation of the adequacy of the City’s 
land inventory to accommodate Santee’s regional housing needs goals for the 2021-2029 planning 
period.  Financial resources available to support housing activities and the administrative resources 
available to assist in implementing the City’s housing programs are also analyzed in this section.     

 

A.  Available Sites for Housing 
 

State law requires communities to play an active role in ensuring that enough housing is available to 
meet expected population growth in the San Diego region.  Periodically as set forth by State 
statutory timeframe, the San Diego Association of Governments (SANDAG) is authorized to set 
forth specific goals for the amount of new housing that should be planned for in each jurisdiction 
over a specified time period, in this case June 30, 2020 through April 15, 2029.  This section 
discusses how Santee will plan for the provision of housing for all economic segments by 2020.     
 

1. FUTURE HOUSING NEED 
 

SANDAG developed a Regional Housing Needs Assessment (RHNA) based on the California 
Department of Housing and Community Development (HCD) determination for the region’s “fair 
share” of statewide forecasted growth through April 15, 2029.  Overall, the region needs to plan for 
an additional 171,685 units.  Santee’s share of the regional housing need for the 2021-2029 RHNA 
period is allocated by SANDAG based on a number of factors, including recent growth trends, 
income distribution, and capacity for future growth.   
 
Santee was assigned a future housing need of 1,219 units for the 2021-2029 RHNA period, 
representing 0.7 percent of the total regional housing need.  Of the 1,219 units allocated to Santee, 
the City must plan for units affordable to all income levels, specifically: 203 extremely low income, 
203 very low income, 200 low income, 188 moderate income, and 425 above-moderate income 

units.4   
 

 
4 The City has a RHNA allocation of 406 very low income units (inclusive of extremely low income units).  Pursuant to 
State law (AB 2634), the City must project the number of extremely low income housing needs based on Census income 
distribution or assume 50 percent of the very low income units as extremely low.  Assuming an even split, the City’s 
RHNA allocation of 406 very low income units may be divided into 203 very low and 203 extremely low income units.  
However, for purposes of identifying adequate sites for the RHNA allocation, State law does not mandate the separate 
accounting for the extremely low income category.   
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Table 34: RHNA Housing Needs for 2021-2029 

Income Category (% of County AMI) Number of Units Percent 

Extremely Low (30% or less) 203 16.7% 

Very Low (31-50%) 203 16.7% 

Low (51-80% AMI) 200 16.4% 

Moderate (81%-120% AMI) 188 15.4% 

Above Moderate (>120% AMI) 425 34.9% 

Total 1,219 100.0% 

Source: Final Regional Housing Needs Allocation, SANDAG, August 2020. 
AMI = Area Median Income 
Note: The City has a RHNA allocation of 406 very low income units (inclusive of extremely low income units. Pursuant to State 
law (AB 2634), the City must project the number of extremely low income housing needs based on Census income distribution 
or assume 50 percent of the very low income units as extremely low.  Assuming an even split, the City’s RHNA allocation of 406 
very low income units may be divided into 203 very low and 203 extremely low income units.  However, for purposes of 
identifying adequate sites for the RHNA allocation, State law does not mandate the separate accounting for the extremely low 
income category 

 

2. CREDITS TOWARDS THE RHNA 
 
Since the RHNA uses June 30, 2020 as the baseline for growth projections for the Housing Element 
planning period, jurisdictions may count the number of new units issued building permits or 
certificates of occupancy since June 30, 2020 toward their RHNA.   This section describes the 
applicability of the rehabilitation and new construction credits, while latter sections discuss the 
availability of land to address the remaining RHNA.   Table 35 summarizes Santee’s RHNA credits 
and the remaining housing need through April 15, 2029.  With the anticipated ADUs, entitled 
projects, projects under review, and Fanita Ranch, the City has adequate capacity to accommodate 
its moderate and above moderate income RHNA.  The City must accommodate the remaining 
RHNA of 605 lower income units with vacant and nonvacant sites that are appropriately zoned and 
have near-term development potential.  
 

Table 35: RHNA Credits and Remaining Need 

Income Category (% of County AMI) RHNA 
Potential 

ADU 
Entitled 

Under 
Review 

Fanita 
Ranch 

Remaining 
Need 

Extremely Low/Very Low (<50% AMI) 406 0 0 1 0 405 

Low (51-80% AMI) 200 0 0 0 0 200 

Moderate (81%-120% AMI) 188 80 0 0 435 0 

Above Moderate (>120% AMI) 425 0 128 435 2,514 0 

Total 1,219 80 128 436 2,949 605 

Potential ADU 

New State laws passed since 2017 have substantially relaxed the development standards and 
procedures for the construction of Accessory Dwelling Units (ADUs). However, the City has seen 
slight increases in ADUs in the community, with only one unit permitted in 2018, four units in 2019, 
and 14 units in 2020. While this trend yielded an annual average of nine units per year between 2018 
and 2020, the City Council adopted a policy to waive development impact fees for ADUs for five 
years effective September 2019.  This incentive resulted in a significant increase in ADU activities 
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(more than tripled between 2019 and 2020).  Therefore, the City anticipates permitting at least 80 
ADUs in the eight-year planning period between 2021 and 2029. Given the lack of housing 
affordability data available, the City expects that all new ADUs to be affordable to moderate income 
households.   

Active Entitlements 

As of July 1, 2020, the City entitled a total of 138 housing units, including condominiums and single-
family homes.  As with units under review, new construction condominiums and single-family 
homes are considered affordable only to above moderate-income households.  

Under review 

As of July 1, 2020, a total of 436 units were at various stages of review and approval.  All units were 
considered affordable only to above moderate households, with the exception of one very low 
income unit in the Atlas View Drive project in exchange for a density bonus.  
 

Table 36: Projects Under Review 

Project Type Total Units 

Carlton Oaks Golf Course SFH/Condo 285 

Atlas View Drive Condo 12 

Mast Blvd Condo 125 

Tyler Street SFH 14 

Total Units  436 

Fanita Ranch 

On September 23, 2020, City Council approved the Fanita Ranch project.5 Fanita Ranch will be a 
master planned community consisting of up to 2,949 units with a school, or 3,008 units without a 
school. As part of the Fanita Ranch project approval, the General Plan land use designation of the 
site was amended from PD (Planned Development), R-1 (Low Density Residential) and HL 
(Hillside/Limited Residential) to SP (Specific Plan) and the Fanita Ranch Specific Plan was adopted. 
 
Development will be distributed into three villages named according to their designed theme: Fanita 
Commons, Vineyard Village, and Orchard Village. Table 37 shows the permitted uses and 
development regulations for each proposed land use designation and village as established by the 
Fanita Ranch Specific Plan.  
 

• Village Center land use designation would apply to approximately 36.5 acres of the project 
site and would allow development of approximately 435 residential units. It would allow for 
a mix of residential, commercial (retail, service, and office), civic, and recreational uses in a 

 
5 The project approval included approval of Resolution 094-2020, which adopted the General Plan Amendment (GPA 
2017-2) that is necessary for the development Fanita Ranch project.  On October 29,2020, a referendum against 
Resolution 094-2020 was submitted to the City Clerk’s office.  On January 13, 2021, the referendum petition was 
certified as including the required number of signatures, and the City Council voted to place the referendum on the 
November 2022 ballot.  Due to the referendum, the effective date of Resolution 094-2020 is suspended, which means 
that the developer cannot move forward with actual construction of the Fanita Ranch project until the referendum is 
resolved.   
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walkable mixed-use configuration with a maximum building height of 55 feet. When uses are 
mixed, they may be combined horizontally (side by side or adjacent to one another) or 
vertically (residential, office above retail, or combination of both). 
 

• Medium Density Residential land use designation would apply to approximately 67 acres 
of the project site and would allow development of approximately 866 residential units. It 
would establish areas for residential uses in a variety of attached, detached, and semi-
detached building typologies at densities ranging from 8 to 25 residential units per acre. 
 

• Low Density Residential land use designation would apply to approximately 240.8 acres of 
the project site and would allow development of approximately 1,203 residential units. 
Building types would include single-family detached residences, detached cluster residences, 
and community buildings (buildings that would serve as landmarks such as churches), with a 
maximum building height of 45 feet. 
 

• Active Adult land use designation would apply to approximately 31 acres within Fanita 
Commons and would allow development of approximately 445 residential units. It would 
establish areas for age-restricted residential uses in a variety of building types with densities 
ranging from 5 to 25 residential units per acre and a maximum building height of 55 feet. 
Building types would include single-family detached residences, detached cluster residences, 
attached/semi-detached residences, and community buildings with a maximum building 
height of 55 feet. 

 

Table 37: Fanita Ranch Land Use Summary* 

  
Fanita 

Commons 
Orchard 
Village 

Vineyard 
Village 

Total 

Village Center (up to 50 du/ac) 323 33 79 435 

Medium Density (8-25 du/ac) 0 368 498 866 

Low Density Residential (4-10 du/ac) 0 454 749 1,203 

Active Adult Residential (5-25 du/ac) 445 0 0 445 

Total 768 855 1,326 2,949 

Source: Fanita Ranch Project Draft Revised EIR, May 2020. *“With School” Scenario 

 
Units in the Village Center are considered feasible for housing affordable to moderate income 
households due to the high density allowed of up to 50 du/acre. All other units are considered 
affordable only to above moderate-income households.  
 
The conceptual phasing plan for the project will be divided into four phases The plan’s objective is 
to coordinate the provision of public facilities and services with the anticipated sequence pattern of 
development. The phasing of development and implementation of public facilities may be modified 
as long as the required public improvements are provided at the time of need. The conceptual 
phases for the proposed project include the following: 
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• Phase 1: Fanita Commons and the easterly portion of Orchard Village, off-site and on-site 
improvements to Fanita Parkway and Cuyamaca Street, sewer infrastructure through the 
Phase 2 area, and water infrastructure in the Special Use area. 

• Phase 2: Westerly portion of Orchard Village and dead-end street improvements. 

• Phase 3: Connections to and construction of the southerly half of Vineyard Village and 
water infrastructure through the Phase 4 area, and off-site improvements to Magnolia 
Avenue. 

• Phase 4: Northerly half of Vineyard Village. 
 
Each phase would take approximately 2 to 4 years to complete. Once construction begins, build-out 
of the project is anticipated within 10 to 15 years.  Fanita Commons, which includes the majority of 
the Village Center high density residential use, is planned for Phase 1 of development. 
 

3. RESIDENTIAL SITES INVENTORY 
 
Because the RHNA period extends from June 30, 2020 to April 15, 2029, a jurisdiction may meet 
the RHNA requirement using potential development on suitable vacant and/or nonvacant sites 
within the community.  A jurisdiction must document how zoning and development standards on 
the sites facilitate housing to accommodate the remaining RHNA identified in Table 35 on page 65.  
Santee currently has adequate land capacity to meet the needs of all income groups.  The following 
Table 38 is a summary of the detailed parcel data included in Appendix C, Sites Inventory. 
 
Sites are suitable for residential development if zoned appropriately and available for residential use 
during the planning period. In order to accommodate the RHNA for each income category, the City 
identified some sites for rezoning to be included in the Housing Element implementation program. 
Appendix C, Sites Inventory, shows the sites that will be rezoned to accommodate RHNA. Of the 
37 sites identified in the inventory, 28 are being rezoned to accommodate RNHA. Most sites are 
proposed to be upzoned, with the exception of three sites in the Town Center Residential area, 
which are to be downzoned to be consistent with the surrounding residential development 
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Table 38: Residential Sites Inventory (Summary) 

Affordability Level and 
Zoning 

Density 
Factor 

Site 
Count 

Acreage 
Average 

Parcel Size 
Capacity Status 

Lower Income  

R-22 (22-30 dua)  22 dua 5 15.53 3.11 297 Nonvacant 

R-30 (30-36 dua) 30 dua 1 1.96 1.96 58 Vacant 

TC-R-22 (22 dua) 22 dua 
2 10.60 5.30 233 Nonvacant 

1 5.26 5.26 115 Vacant 

TC-R-30 (30 dua) 30 dua 
1 10.00 10.0 300 Nonvacant 

1 11.11 11.11 333 Vacant 

Low Income Subtotal 11 54.46 4.95 1,336  

Moderate Income 

R-14 (14-22 dua) 14 dua 2 4.17 2.09 58 Nonvacant 

TC-R-14 (22 dua) 14 dua 4 44.82 11.21 529 Vacant 

Moderate Income Subtotal 6 48.99 8.16 587  

Above Moderate Income 

R-7 (7-14 dua) 
7 dua 15 27.28 1.82 165 Nonvacant 

7 dua 4 3.96 0.99 25 Vacant 

POS/R-7 (7-14 dua) 7 dua 1 47.45 47.45 122 Vacant 

Above Moderate Income Subtotal 20 78.69 3.93 312  

Total 37 182.14 4.92 2,235  

 
Residential uses proposed on sites counted toward meeting Santee’s RHNA for very low, low, 
moderate, and/or moderate income needs shall be approved if developed in accordance with the 
applicable development standards of the Municipal Code.  The Development Review process 
(Section 3) will be used to ensure that subdivisions and/or multifamily projects on these sites 
comply with development regulations and design requirements, but shall not be used to deny a 
permit for residential development based on the use itself. 

Realistic Capacity Assumptions 

Most residential zone districts in Santee establish a range of allowable density.  For example, density 
within the R-14 zone may range between 14 and 22 dwelling units per acre (dua) and between 22 
and 30 dua is allowed within the R-22 zone.  For purposes of calculating the realistic capacity of sites 
in Appendix C, Sites Inventory, the minimum of allowable density was used in these districts.  
This is considered a highly conservative assumption as development projects proposed in Santee’s 
multifamily districts (R-7, R-14, and R-22) have historically been approved at the upper end of the 
allowable density.  The TC-R-14, TC-R-22 and TC-R-30 districts within the Town Center Specific 
Plan (TCSP) do not have an allowable density range; development within these districts must meet 
the established density (14, 22, and 30 dua, respectively).  Therefore, the TCSP density threshold was 
used for sites in these districts.   

Affordability, Suitability, and Availability Analysis 

This subsection describes the assumptions applied to each parcel in Appendix C, Sites Inventory, 
to determine affordability level and establish the suitability and availability for development within 
the planning period.  When determining which sites are best suited to accommodate lower income 
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RHNA, the City also considered proximity to transit, access to amenities such as parks and services, 
locational scoring criteria for Low-Income Housing Tax Credit (TCAC) Program funding, and 
proximity to available infrastructure and utilities in addition to “default” density.  
 
Government Code Section 65583.2(c)(3)(B) allows local governments to utilize a “default” 
numerical density standard for establishing adequate zoning to accommodate lower income housing.  
The City’s four R-22, R-30, TC-R-22, and TC-R-30 zones have density ranges that include the 
default density of 30 dua, can accommodate an estimated 1,336 lower income units.   
 
The housing market analysis in the Community Profile of this Housing Element demonstrates that 
moderate income households can afford to a wide range of rental options and purchase some of the 
condos in Santee.  As such, the City assumes that sites in R-14 and TC-R-14 (density ranges 14-22 
dua) zones can accommodate 587 moderate income units. The least dense sites (and R-7) sites can 
facilitate 312 above moderate income units. 

Suitability of Nonvacant Sites 

Vacant sites cannot accommodate Santee’s entire share of the regional housing need and the City 
relies on underutilized properties to demonstrate sufficient capacity during the planning period.  
This section demonstrates that the underutilized sites are suitable for redevelopment within the 
planning period.   
 
All the sites identified include marginal uses such as underused commercial uses or marginal 
operations and small homes on large lots. All of the existing structures were built before 1990 and 
are over 30 years old and 65 percent of structures are over 70 years old.  Structures that are in fair 
condition are on lots that are highly underutilized based on the allowable zoning.  Figure 10 depicts 
typical existing conditions on underutilized sites in the commercial and residential zones.  Details for 
each site selected for the RHNA are provided in Appendix C, Sites Inventory.  

Feasibility for Development 

The City considered potential sites mostly between 0.5 to 10 acres and minimally constrained by 
topography, airport safety zones, wildlands, infrastructure, hydrology. The City identified two 
potential opportunity zones: Summit Avenue (10 sites) and Town Center (nine sites) along with 
other infill lots scattered throughout the City.  
 

• Summit Ave sites are larger, relatively flat parcels possibly for small lot subdivisions in the 7 
to 14 units per acre range.  With potential lot sizes of about 4,000 sq. ft., these lots would be 
consistent with Santee’s past development patterns.  

• Town Center sites are large, flat vacant parcels near transit that could support higher 
densities and mixed-uses.  

 
Six of the 37 sites identified have property owner support and interest in developing at the higher 
density allowed following the rezoning of the properties. Four of these sites with owner interest 
have been identified for accommodating lower income households.  Two of the properties have had 
proposals for workforce housing.  In addition, nine of the 11 sites identified for lower income 
housing are considered competitive for affordable housing funding since they are located in areas of 
high resources according to the 2021 TCAC/HCD Opportunity Area Maps.  
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Figure 10: Typical Existing Conditions of Underutilized Sites 

  

  
Site 25: Underutilized commercial site (trucking) to be 
rezoned to R-14; adjacent to single-family homes. 

Site 29: Underutilized commercial site to be rezoned to R-22 
with an application for the back parcel to build 88 
townhouses. Commercial space in front parcel vacant as of 
November 2020.   

 

 

 

  
Site 4: Underutilized residential site to be rezoned to R-7 
with single-family homw built in 1940.  

Site 33: Underutilized residential parcel with single-family 
home built in 1958.  Site is adjacent to another underutilized 
site with single-family home built in 1954 
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4. INFRASTRUCTURE AVAILABILITY 
 
No significant public service or infrastructure constraints have been identified in the City.  Public 
infrastructure improvements required of new developments, impact fees, and planned city 
improvements of facilities help ensure that services and facilities are available to both current and 
future residents.  Parks, schools, emergency services facilities, and other public facilities are also 
extended in this manner.  All vacant and nonvacant sites identified in Appendix C, Sites 
Inventory, as suitable for lower and moderate income households can be readily served by existing 
infrastructure and services.  Substantial new infrastructure would need to be built to serve the Fanita 
Ranch property; however, provision for infrastructure required to serve future development on the 
property is assured by conditions of project approval. 
 

5. ADEQUACY OF SITES TO MEET REGIONAL FAIR SHARE ALLOCATION 
 
Table 39 summarizes the City’s accommodation of the RHNA for all income groups during the 
planning period.  After accounting for development credits and the realistic capacity of vacant and 
nonvacant sites, the City has identified adequate capacity for its RHNA for the planning period.   

 

Table 39: Adequacy of Sites to Accommodate RHNA 

Income Level RHNA Credits 
Remaining 

RHNA 
Sites Inventory 

Capacity Surplus 

Very Low (<50% AMI) 406 1 405 
1,336 +731 

Low (51-80% AMI) 200 0 200 

Lower income (<80% AMI) 606 1 605 1,336 +731 

Moderate (81%-120% AMI) 188 515 0 587 +914 

Above Moderate (>120% AMI) 425 3,077 0 312 +2,964 

Total 1,219 3,593 605 2,235 +4,609 

 

B.  Financial Resources 
 

The City of Santee has access to several federal and local resources to achieve its housing and 
community development goals.  Specific funding sources will be utilized based on the eligibility and 
requirements of each project or program.  The City leverages, to the maximum extent feasible, local 
funds with federal and State funds in meeting its housing and community development objectives.  
 

1.  SB2 GRANTS 
 
In 2017, Governor Brown signed a 15-bill housing package aimed at addressing the State’s housing 
shortage and high housing costs.  Specifically, it included the Building Homes and Jobs Act (SB 2, 
2017), which establishes a $75 recording fee on real estate documents to increase the supply of 
affordable homes in California.  Because the number of real estate transactions recorded in each 
county will vary from year to year, the revenues collected will fluctuate. 
 
The first year of SB 2 funds are available as planning grants to local jurisdictions. The City of Santee 
received $160,0000 for planning efforts to facilitate housing production. The funds were applied 
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toward the purchase and implementation of a state-of-the-art permitting system that streamlines 
plan submittal and review process and accelerate housing production. For the second year and 
onward, 70 percent of the funding will be allocated to local governments for affordable housing 
purposes. A large portion of year two allocations will be distributed using the same formula used to 
allocate federal Community Development Block Grants (CDBG). HCD is in the process of closing 
out the Year One planning grant allocations and has not begun the process of allocating the Year 
Two affordable housing funds.   

  

2.  COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG) 
 
The CDBG Program is administered by HUD.  Through this program, the federal government 
provides monies to cities to undertake certain kinds of community development and housing 
activities.  
 
Activities proposed by the City must meet the objectives and eligibility criteria of CDBG legislation.  
The primary CDBG objective is the development of viable urban communities, including decent 
housing and a suitable living environment, and expanding economic opportunity, principally for 
persons of lower income (<80 percent AMI). Each activity must meet one of the three broad 
national objectives of:  
 

• Benefit to lower income families   

• Aid in the prevention of elimination of slums or blight 

• Meet other community development needs having a particular urgency because existing 
conditions pose a serious and immediate threat to the health or welfare of the community 
 

Santee’s CDBG funding allocation has declined steadily in recent years.  The City’s FY 2020 
allocation is approximately $275,000.  A portion of these funds are frequently used to assist non-
profit organizations that support affordable housing opportunities to low income households. 

 

3. HOME INVESTMENT PARTNERSHIP ACT (HOME) 
 
The HOME program provides federal funds for the development and rehabilitation of affordable 
rental and ownership housing for lower income households (<80 percent of AMI).  The program 
gives local governments the flexibility to fund a wide range of affordable housing activities through 
housing partnerships with private industry and non-profit organizations.  HOME funds can be used 
for activities that promote affordable rental housing and homeownership by low income 
households, including:  
 

• Building acquisition 

• New construction and reconstruction 

• Moderate or substantial rehabilitation 

• Homebuyer assistance 

• Rental Assistance 
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Strict requirements govern the use of HOME funds.  Two major requirements are that the funds 
must be: 1) used for activities that target lower income families; and 2) matched 25 percent by non-
federal funding sources. 
 
The City does not receive HOME funds directly, but participates in the HOME Consortium, which 
is operated by the County of San Diego. In the past, Santee secured approximately $170,000 per 
annum in dedicated HOME resources to foster homeownership support for income eligible 
households. While these resources remain available through the San Diego County HOME 
Consortia, they are distributed competitively through the HOME Downpayment and Closing Costs 
Assistance Program and the HOME Housing Development Program and the level of resource 
availability to the City is not definite.  
 

4. HOUSING CHOICE VOUCHER ASSISTANCE  
 
In the course of the Housing Element cycle, the City has participated in the Housing Choice 
Voucher program, which extends rental subsidies to very low income (up to 50 percent of AMI) 
family and seniors who spend more than 30 percent of their income on rent.  The subsidy represents 
the difference between the excess of 30 percent of the monthly income and the actual rent.  Rental 
assistance is issued to the recipients as vouchers, which permit tenants to locate their own housing 
and rent units beyond the federally determined fair market rent in an area, provided the tenants pay 
the extra rent increment. The City of Santee contracts with the San Diego County Housing 
Authority to administer the Housing Choice Voucher (HCV) Program.   
  

C.  Administrative Resources 
 

A variety of public and private sector organizations have been involved in housing and community 
development activities in Santee.  These agencies are involved in the improvement of the housing 
stock, expansion of affordable housing opportunities, preservation of existing affordable housing, 
and/or provision of housing assistance to households in need. 
 

1. CITY OF SANTEE DEPARTMENT OF DEVELOPMENT SERVICES 
 
The Department of Development provides housing and community development services to 
residents, developers, and others interested in housing issues.  The Division is responsible for the 
development of the City’s HUD Consolidated Five-Year and Annual Action Plans for the 
expenditure of Community Planning and Development (CPD) funds, including CDBG and HOME.  
The Department is also responsible for ensuring the implementation of the City’s housing programs.   
 

2. SAN DIEGO COUNTY HOUSING AUTHORITY 
 
The San Diego County Housing Authority coordinates and administers Housing Choice Voucher 
Program rental assistance on behalf of the City of Santee.  About 300 Santee households are 
receiving HCV assistance with more than 1,700 households on the wait list for assistance. 
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3. NONPROFIT ORGANIZATIONS 
 
The City of Santee works with a number of nonprofit organizations to provide affordable housing 
and supportive services to residents in need.  These include, but are not limited to, the following 
organizations.  

Crisis House 

Crisis House provides case homeless prevention and intervention services to meet the immediate 
needs of the homeless and near-homeless in Santee.  Immediate need includes the provision of food, 
temporary shelter, case management, referrals, and other social services.  The City has provided 
CDBG funds for this program in recent years.    

Center for Social Advocacy 

The Center for Social Advocacy promotes housing opportunities for all persons regardless of their 
special characteristics.  The Center also provides tenant/landlord mediation services.  The City has 
provided CDBG funds for this program in recent years for fair housing services. 

Santee Ministerial Council 

The Santee Ministerial Council operates the Santee Food Bank, which provides emergency food 
supplies and assistance for needy extremely low income individuals and households, including the 
homeless.  The City has provided CDBG funds for this program in recent years. 

Elderhelp of San Diego  

Elderhelp of San Diego provides case management and services through a trained social worker to 
help seniors remain in their homes by providing referrals and information. The City has provided 
CDBG funds for these services in recent years. 

Meals on Wheels Greater San Diego 

Meals on Wheels supports the independence and well-being of seniors and persons with specials 
needs by providing meals to homebound participants of the Meals of Wheels Program. The City has 
provided CDBG funds for this program in recent years. 

Voices for Children 

Voices for recruits, trains, and supports Court Appointed Special Advocate (CASA) volunteers who 

speak up for the needs and well-being of children in foster care. The City has provided CDBG funds 
to provide foster children with CASAs. 
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D.  Energy Conservation Opportunities 
 
This section provides an overview of opportunities for energy conservation during the housing 
planning period. 
 

1. CITY OF SANTEE INITIATIVES 

 
In December 2019, the City adopted the Sustainable Santee Plan, the City’s Climate Action Plan.  
The Sustainable Santee Plan is the City of Santee’s plan for reducing greenhouse gas (“GHG”) 
emissions to conform to State GHG emission reduction targets. The City of Santee (City) is 
committed to providing a more livable, equitable, and economically vibrant community through the 
incorporation of energy efficiency features and reduction of greenhouse gas (GHG) emissions. 
Through the Sustainable Santee Plan, the City has established goals and policies that incorporate 
environmental responsibility into its daily management of its community and municipal operations.  
In addition, the City will continue strict enforcement of local and state energy regulations for new 
residential construction, and continue providing residents with information on energy efficiency.  
Specifically, the City encourages the use of energy conservation devices such as low flush toilets and 
weatherization improvements in new development.  The City also promotes design concepts that 
utilize technological advances in the application of alternative energy sources which make the use of 
the natural climate to increase energy efficiency and reduce housing costs.   

 

2. PRIVATE SECTOR PROGRAMS 
 
The following private sector energy conservation programs are available to housing developers and 
Santee residents:   
 

• California Alternative Rates for Energy (CARE):  Lower-income customers enrolled in 
the CARE program receive a 20 percent discount on their electric and natural gas bills and 
are not billed in higher rate tiers that were created for San Diego Gas & Electric (SDG&E).  
CARE is funded through a rate surcharge paid by all other utility customers.   

 

• Family Electric Rate Assistance Program (FERA): This program was developed for 
families whose household income slightly exceeds the threshold for assistance in other 
energy program allowances.  Qualifying households have some of their electricity usage 
billed at a lower rate.   

 

• Low Income Energy Efficiency Program (LIEE): The LIEE program provides no-cost 
weatherization services to lower income households who meet the CARE guidelines.  
Services provided include attic insulation, energy efficient refrigerators, energy efficient 
furnaces, weather stripping, caulking, low-flow showerheads, water heater blankets, and door 
and building envelop repairs that reduce air infiltration.   

 

• Residential Energy Standards Training: SDG&E offers seminars on energy efficiency 
compliance best practices.  Architects, designers, builders, engineers, energy consultants, 
HVAC contractors, building department inspectors, and plan checkers are encouraged to 
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learn about new technologies that improve energy efficiency and reduce the cost of 
complying with evolving State energy standards.  

 

• Energy Savings Assistance Program: SDG&E offers low- or no-cost products and 
installation of attic insulation, energy-efficient lighting, door weather-stripping, replacement 
of qualified appliances*, caulking, minor home repairs, water heater blankets, and low-flow 
showerheads to eligible residents through their Energy Savings Assistance Program.  

 

• Rebate Program: SDG&E offers rebates for single-family and multifamily dwelling units 
for certain improvements in their units that lead to greater energy efficiency.  These 
improvements include purchase and installation of insulation, energy efficient appliances, 
and the replacement of old light bulbs with Energy Star light bulbs.   
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Section 5: Housing Plan  
 

This section of the Housing Element contains objectives, policies, and programs the City will 
implement to address a number of important housing-related issues and achieve the Santee’s 
overarching housing goal, which states: 

   
 

The section contains quantified (numerical) objectives for housing construction, rehabilitation, and 
the preservation of affordable housing, with a program of actions that:  
 

• Provides regulatory concessions and incentives and uses local, state, and federal financing 
and subsidy programs to support the development and preservation of affordable housing. 
 

• Identifies adequate sites with appropriate zoning, development standards, services and 
facilities to encourage the development of a variety of housing types for all income levels. 
 

• Assists in the development of adequate housing to meet the needs of lower and moderate 
income households, including extremely low income households and those with special 
needs. 
 

• Addresses and, where appropriate and legally possible, removes governmental constraints to 
the maintenance, improvement, and development of housing, including housing for all 
income levels and housing for persons with disabilities. 
 

• Conserves and improves the condition of the existing affordable housing stock, which may 
include addressing ways to mitigate the loss of dwelling units demolished by public or private 
action. 
 

• Promotes housing opportunities for all persons. 
 
The Department of Development Services staff regularly reviews Housing Element programs, 
objectives, and progress towards accommodating the City’s share of the regional housing need.  An 
annual implementation report is prepared and provided to the City Council, California Office of 
Planning and Research, and California Department of Housing and Community Development.   
 

Ensure that decent, safe housing is available at a cost that is affordable to all current and 
future residents of this community.  To this end, the City will strive to maintain a reasonable 
balance between rental and ownership housing opportunities and to encourage a variety of 
individual choices of tenure, type, and location of housing throughout the community. 
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A. Quantified Objectives 
 

The City of Santee proposes the following objectives for the 2021-2029 Housing Element: 
 

Table 40: Quantified Housing Objectives (2021-2029) 

 RHNA1 
New 

Construction2 
Rehabi-
litation 

Conservation/ 
Preservation 

Rental 
Assistance 

Home 
Purchase 

Assistance 

Other 
Assistance3 

Extremely Low 
Income 

203 51 24 

133 
100 0 785 

Very Low 
Income 

203 52 72 200 4 950 

Low Income 200 50 384 90 0 12 350 

Moderate 
Income 

188 47 0 0 0 0 255 

Above Moderate 
Income 

425 669 0 0 0 0 0 

Total 1,219 869 480 222 300 16 2,700 

Notes:  
1) Pursuant to AB 2634, the City must estimate the portion of the RHNA for very low income households that qualify as 

extremely low income.  The City may use Census data to estimate the proportion of extremely low income households or to 
apply a 50 percent split.  Assuming an even split, the City’s RHNA allocation of 406 very low income units may be divided 
into 203 very low and 203 extremely low income units.  For purposes of identifying adequate sites for the RHNA, however, 
no separate density threshold is established for extremely low income units. 

2) Calculated based on the sum of 564 entitled or under review units and 25 percent of RHNA.  

3) “Other Assistance” includes residents assisted through the Manufactured Home Fair Practices Program, Supportive 
Services, and Equal Housing Opportunity Services.   

 

B. Objectives, Policies, and Programs 
 

The objectives and policies contained in the Housing Element address Santee’s housing needs and 
are implemented through a series of housing programs offered by the City.  Housing programs 
define the specific actions the City will undertake to achieve the stated goals and policies.  The 
objectives, policies, and programs are structured to address the following issue areas outlined the 
State law:  
 

• Conserving and Improving the Condition of the Existing Housing Stock 

• Assisting in the Development of Affordable Housing Opportunities 

• Providing Adequate Sites to Achieve a Variety of Housing Types and Densities 

• Removing Governmental Constraints as Applicable 

• Affirmatively Furthering Fair Housing 
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1. CONSERVING AND IMPROVING THE EXISTING HOUSING STOCK 
 
While most of Santee's housing stock is in good condition, a large proportion of the City's housing 
is nearing or has already exceeded 30 years of age, indicating the need for continued maintenance to 
prevent widespread housing deterioration. Other housing conservation needs of the City include 
existing affordable housing stock and rental units at-risk of converting to market-rents or 
condominiums, and the Housing Choice Voucher Program.   
 
Objective 1.0:  Conserve and improve the condition of the existing housing stock.   
 

Policy 1.1:  Advocate the rehabilitation of substandard residential properties by homeowners 
and property owners. 

 
Policy 1.2:  Offer a residential rehabilitation program that provides financial and technical 

assistance to lower income property owners to enable correction of housing 
deficiencies.  

 
Policy 1.3:  Focus rehabilitation assistance to create substantive neighborhood improvement 

and stimulate additional privately initiated improvement efforts.   
 

Policy 1.4:  Continue to utilize the City's code enforcement program to bring substandard 
units into compliance with City codes and to improve overall housing quality and 
neighborhood conditions in Santee. 

 
Policy 1.5:  Promote increased awareness among property owners and residents of the 

importance of property maintenance to long-term housing quality.  Educate 
property owners regarding existing resources for residential rehabilitation. 

 
Objective 2.0:  Preserve existing affordable housing options in Santee.   
 

Policy 2.1: Monitor the status of at-risk multi-family rental housing units, work with potential 
purchasers/managers as appropriate, and explore funding sources available to 
preserve the at-risk units. 

 
Policy 2.2:  Encourage the retention of existing, viable mobile home parks, which are 

economically and physically sound. 
 
Policy 2.3: Regulate the conversion of existing multi-family rental properties to 

condominiums through application of Santee’s Condominium Conversion 
Ordinance.   

 
Policy 2.4: Continue to support rental assistance programs through the County.   
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Program 1: Mobile Home Assistance Program and Conversion Regulations  

Administered through the State HCD, the Mobile Home Park Assistance Program (MPAP) provides 
financial and technical assistance to mobile home park residents who wish to purchase their mobile 
home parks and convert the parks to resident ownership.  Loans are made to lower income mobile 
home park residents or to organizations formed by park residents to own and/or operate their 
mobile home parks, thereby allowing residents to control their housing costs.  Loans are limited to 
50 percent of the purchase prices plus the conversion costs of the mobile home park and are 
awarded by the State on a competitive basis.  Applications must be made by mobile home park 
residents who must form a resident organization with the local public entity as a co-applicant.   
 
The City will continue to advertise MPAP’s availability to mobile home park residents and will serve 
as co-applicant for interested resident organizations.  The City’s Zoning Ordinance, through the 
Mobile Home Park Overlay District, provides for a 50 percent reduction in project application fees 
as an incentive for the conversion of existing rental parks to resident-owned parks. Also, when 
considering a Conditional Use Permit for conversion to a different use, the City Council shall ensure 
that applicants have satisfied the requirements of Sections 65863.7 (“Report of impact on 
conversion of mobile home park to another use”) and 65863.8 (“Verification of notification by 
applicant for conversion of mobile home park to another use”) of the California Government Code.  
These provisions assure that mobile home park occupants are afforded some protection if an 
existing facility is to be rezoned for another use.   
 

Responsible Agency:   City of Santee Department of Development Services 
Financing: Mobile home conversion fees; Department budget 
2021-2029 Objectives: Circulate fliers to existing mobile home renter parks periodically.  Co-

sponsor MPAP applications as opportunity arises.   
Timeframe: Annual flier circulation and monitoring and annual monitoring and 

reporting throughout the planning period. 

Program 2: Maintenance and Improvement of Existing Housing 

Nearly 88 percent of the City’s existing housing stock will exceed 30 years of age by the end of this 
Housing Element planning period (built before 2000). Continued maintenance will be essential to 
prevent widespread housing deterioration.  In order to encourage maintenance and improvement of 
existing housing, the City will advertise available home improvement financing programs to 
residents on its website and public service counters. The City will also work to engage home 
improvement program representatives to provide an overview of such programs at least one public 
meeting before the City Council.  Code compliance targeted at substandard and/or dilapidated 
housing will continue to be implemented, including exercising the use of court-appointed 
receiverships, as appropriate.  The City will also make residents aware of basic home maintenance 
standards on its website. 
   

Responsible Agency:   City of Santee Department of Development Services 
Financing: Department Budget 
2021-2029 Objectives: Ensure that Code Compliance addresses and resolves issues with 

severely substandard and/or dilapidated housing and that 
residents are aware of home maintenance standards and 
programs. 



 

Page 82 

Timeframe: Ongoing implementation and annual monitoring and reporting 
throughout the planning period.   

Program 3: Conservation of Existing and Future Affordable Units 

Between 2021 and 2031, 222 units would be considered at risk of converting to market rate rents.  
Of these units, 47 are within the Cedar Creek Apartments, 43 within the Forester Square 
Apartments, and 132 in the Laurel Park Senior Apartments. The City will continue to monitor these 
at-risk units and should a notice of intent to convert to market rate be filed, work with potential 
purchasers to preserve the units, and ensure that tenants were properly notified of their rights under 
California law.   

  
Responsible Agency:   City of Santee Department of Development Services; U.S. 

Department of Housing and Urban Development (HUD); and San 
Diego County Housing Authority. 

Financing: Section 8 vouchers, other funding sources as available 
2013-2021 Objectives: Monitor the status of the 222 at-risk units at Cedar Creek 

Apartments, Forester Square Apartments, and Laurel Park Senior 
Apartments.  The City of Santee will work with property owners, 
interest groups and the State and federal governments to implement 
the following programs on an ongoing basis to conserve its 
affordable housing stock: 

 

• Monitor Units at Risk:  Monitor the status of Cedar Creek 
Apartments, Forester Square Apartments, and Laurel Park Senior 
Apartments, since they may lose their subsidies due to 
discontinuation of the Section 8 program at the federal level or 
opting out by the property owner.   

• Work with Potential Purchasers:  Where feasible, provide 
technical assistance to public and non-profit agencies interested 
in purchasing and/or managing units at risk. 

• Tenant Education:  The California Legislature extended the 
noticing requirement of at-risk units opting out of low income 
use restrictions to one year.  Should a property owner pursue 
conversion of the units to market rate, the City will ensure that 
tenants were properly noticed and informed of their rights and 
that they are eligible to receive Section 8 vouchers that would 
enable them to stay in their units.   

• Assist Tenants of Existing Rent Restricted Units to Obtain 
Section 8 Voucher Assistance: Tenants of housing units with 
expired Section 8 contracts are eligible to receive special Section 8 
vouchers that can be used only at the same property.  The City 
will provide information to tenants of "at-risk" units to obtain 
these Section 8 vouchers through the San Diego County Housing 
Authority and refer tenants to the fair housing service provider(s) 
for resources and assistance. 
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Timeframe: Ongoing implementation and annual monitoring and reporting 

throughout the planning period.  Within 60 days of notice of intent 
to convert at-risk units to market rate rents, the City will work with 
potential purchasers using HCD’s  current list of Qualified Entities6, 
educate tenants of their rights, and assist tenants to obtain rental 
assistance in accordance with this program. 

Program 4: Housing Choice Voucher Program 

The Housing Choice Voucher Program extends rental subsidies to extremely low and very low 
income (up to 50 percent of AMI) families and seniors that spend more than 30 percent of their 
income on rent.  The subsidy represents the difference between the excess of 30 percent of the 
monthly income and the actual rent.  Rental assistance is provided to the recipients in the form of 
vouchers, which permit tenants to locate their own housing and rent units beyond the federally 
determined fair market rent in an area, provided the tenants pay the extra rent increment.  Cities may 
contract with the San Diego County Housing Authority to administer the Housing Choice Voucher 
(HCV) Program.  According to the Housing Authority, approximately 285 households received 
assistance through the program as of December 2019.    

 
Responsible Agency:   San Diego County Housing Authority 
Financing: U.S. Department of Housing and Urban Development 
2021-2029 Objectives: Continue to contract with the San Diego County Housing 

Authority to administer the Housing Choice Voucher (HCV) 
Program: 

 

• Assist approximately 300 extremely low and very low income 
households annually during the planning period.   

• Expand outreach and education on the recent State laws (SB 
329 and SB 222) that support source of income protection 
for housing discrimination against low income households 
using public assistance (such as HCV) for rent payments. 

• Promote the Housing Choice Vouchers program on City 
website.   

• Support the County Housing Authority’s applications for 
additional voucher allocations and efforts to maintain and 
expand voucher use in the City. 

 
Timeframe: Ongoing implementation and annual monitoring throughout the 

planning period.   

 

 
6  List of current Qualified Entities is maintained and updated by HCD and is subject to change. - 

https://www.hcd.ca.gov/policy-research/preserving-existing-affordable-housing.shtml).  

https://www.hcd.ca.gov/policy-research/preserving-existing-affordable-housing.shtml


 

Page 84 

2. ASSISTING IN THE DEVELOPMENT OF AFFORDABLE HOUSING 

OPPORTUNITIES AND SUPPORTIVE SERVICES 
 
New construction is a major source of housing for prospective homeowners and renters but 
generally requires public sector support for the creation of units affordable to lower income 
households, including extremely low income households.  While a wide range of for-sale and rental 
housing options are available in Santee to above moderate and moderate income households, 
affordable options for lower income households are more limited (Section 2, Community Profile). 
Where there is a need for affordable housing, often there is also a need for supportive services for 
lower income households, including extremely low income households.  The following Objectives, 
Policies, and Programs intend to address the overall need for affordable housing and supportive 
services in Santee. 
 
Objective 3.0:   Expand affordable housing options within Santee. 

 
Policy 3.1: Develop and maintain collaborative efforts among nonprofits, for-profit 

developers, and public agencies to encourage the development, maintenance, and 
improvement of affordable housing. 

 
Policy 3.2:  Implement the City’s Climate Action Plan. Promote design concepts that utilize 

technological advances in the application of alternative energy sources which make 
the use of the natural climate to increase energy efficiency and reduce housing 
costs. 

 
Policy 3.3:  Encourage the provision of housing affordable to extremely low income 

households when reviewing proposals for new affordable housing developments. 
 
Objective 4.0:   Provide housing support services to address the needs of the City of Santee’s lower 

and moderate income residents, including extremely low income households and 
those with special needs. 

 
Policy 4.1:  Continue to support and coordinate with social service providers and regional 

agencies to address the housing related needs of Santee residents, particularly those 
with special needs. 

 
Policy 4.2:  Coordinate with local social service providers to address the needs of the City's 

homeless population.  Provide funding to groups providing shelter and other 
services to the homeless.   

 
Policy 4.3: Continue to participate in the Countywide homeless working group in preparing 

and implementing recommendations to the Board of Supervisors, the appointed 
bodies and municipalities regarding plans for providing emergency housing, Low 
Barrier Navigation Centers (LBNC), and homes with supervised care.   
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Program 5: Homebuyer Assistance Programs 

With limited funding and rising home prices, the ability of the City to provide homebuyer assistance 
is limited.  However, Santee residents are eligible to participate in several City, County, and State 
programs 

 
First-Time Homebuyer Program: Through this program, the City assists Santee first-time lower 
and moderate income homebuyers with down payment and closing cost assistance.  This assistance 
functions similar to a “silent second” to the assisted household’s primary home loan application.  
This program is administered by the County of San Diego. 

 
Down payment and Closing Cost Assistance Program (DCCA): DCCA offers low-interest 
deferred payment loans of up to 17 percent of the maximum allowable purchase price (adjusted 
annually) and a closing cost of four percent, not exceeding $10,000.  DCCA loan funds may be used 
to pay down payment and closing costs of a qualifying single-family home, condominium, 
townhouse, or manufactured home on a permanent foundation.  This program is offered by the 
County Housing and Community Development Services (County HCDS) but administered by the 
San Diego Housing Commission (SDHC) 

 
Mortgage Credit Certificate (MCC) Program: Mortgage Credit Certificates (MCCs) are 
certificates issued to lower and moderate income first-time homebuyers authorizing the household 
to take a credit against federal income taxes of up to 20 percent of the annual mortgage interest paid. 
This program is administered by the California Housing Finance Agency (CalHFA). 

 
Homebuyer’s Down payment Assistance Program (CHDAP): CHDAP provides a deferred-
payment junior loan, up to three percent of the purchase price, or appraised value, whichever is less, 
to be used for their down payment and/or closing costs. This program is administered by CalHFA. 
 

Responsible Agency:   City of Santee Department of Development Services, County HCDS, 
SDHC, CalHFA 

Financing: HOME and other County and State funds 
2021-2029 Objectives: Quantified objectives as follows: 
 

• Assist 16 lower income households with downpayment and 
closing cost assistance during the planning period (four at <50 
percent AMI and 12 at 51-80 percent AMI).  

• County HCDS has a goal of assisting approximately 120 
households with DCCA.  This goal covers the entire Urban 
County program.   

• Refer residents to the County HCDS and the California Housing 
Finance Agency for assistance.  

 
Timeframe: Annual flier circulation and monitoring and reporting throughout the 

planning period. 
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Program 6: Manufactured Home Fair Practices Program 

The City regulates short-term space leases in mobile home parks and provides staff support to the 
Manufactured Fair Practices Commission, which holds biannual meetings.  The program requires 
significant financial resources in administration and legal defense of the Ordinance.  Through the 
City Attorney’s office, the City has defended or initiated many lawsuits to uphold the requirements 
of the Manufactured Home Rent Stabilization Program since 1998.  To date, all of the City’s efforts 
to maintain the rent control system have been successful. The City will continue to attend the 
biannual Manufactured Fair Practices Commission and promote its services to residents.  
 

Responsible Agency:   City of Santee Department of Development Services 
Financing: Mobilehome Park Assessment Fees 
2021-2029 Objectives: Assist approximately 1,200 mobile home owners. 
Timeframe: Ongoing implementation and annual monitoring and reporting 

throughout the planning period. Promote the services of the 
Manufactured Home Fair Practices Commission. 

Program 7: Facilitate Affordable Housing Development 

With limited funding, the City will rely on the following non-funding-related actions to encourage 
affordable housing production during the planning period:  

 

• Collaborate with Affordable Housing Developers:  Affordable housing developers work to 
develop, conserve and promote rental and ownership affordable housing. Particularly in 
relation to senior citizen housing, the affordable housing developer is often, but not always, 
a local organization interested in developing affordable housing.  The City will continue to 
collaborate with affordable housing developers to identify potential sites, write letters of 
support to help secure governmental and private-sector funding, and offer technical 
assistance related to the application of City incentive programs (e.g., density bonus). 
 

• Regulatory Concessions and Incentives:  The City will continue to work with developers on 
a case-by-case basis to provide regulatory concessions and incentives to assist them with the 
development of affordable and senior housing.  In a relatively small city like Santee, this is 
the most effective method of assisting developers, as each individual project can be analyzed 
to determine which concessions and incentives would be the most beneficial to the project’s 
feasibility. Regulatory concessions and incentives may include, but are not limited to, density 
bonuses beyond State requirements, required parking reductions, fee reductions or deferral, 
expedited permit processing, and modified or waived development standards, and optional 
onsite-amenities when within ¼ mile from public park or trail.    

 

Responsible Agency:   City of Santee Department of Development Services  
Financing: Department budget 
2021-2029 Objectives: To facilitate affordable housing development: 
 

• Maintain contact information for affordable housing developers 
for the purposes of soliciting their involvement in development 
projects in Santee.   
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• Participate with affordable housing developers to review available 
federal and State financing subsidies and apply as feasible on an 
annual basis.   

• Review and revise the City’s Density Bonus Ordinance in 2021 to 
ensure consistency with State law. 

• Achieve the development of 200 units affordable to lower and 
moderate income households (estimated based on 25 percent of 
the RHNA, and representing an improvement over the 150 
affordable units achieved during the 2013-2021 Housing Element 
planning period). 

 
Timeframe: Update list and contact information for affordable housing 

developers annually.  Provide ongoing participation and assistance to 
interested affordable housing developers.  Annual monitoring and 
reporting throughout the planning period.   

Program 8: Supportive Services  

The City assists homeless and other service providers in meeting the immediate needs of persons 
with special needs, including the homeless or near-homeless in Santee.  Immediate need includes the 
provision of food, temporary shelter, health care, and other social services.  

 
Responsible Agency:  City of Santee Department of Development Services 
Financing: CDBG 
2021-2029 Objectives: Assist 1,800 persons with temporary shelter and supportive services 

during the planning period (300 meals for lower income seniors, and 
temporary shelter, food, and clothing for 1,500 lower income 
individuals and families affected by domestic violence). 

Timeframe: Annually review and allocate funds to service provider through the 
HUD Annual Plan process.  Annual monitoring and reporting 
throughout the planning process. 
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3. PROVIDING ADEQUATE SITES TO ACHIEVE A VARIETY OF HOUSING TYPES 

AND DENSITIES 
 

A key element in satisfying the housing needs of all segments of the community is the provision of 
adequate sites for housing of all types, sizes, and prices.  This is an important function in both 
zoning and General Plan designations.   
 

Objective 5.0 Encourage the provision of a wide range of housing by location, type of unit, and 
price to meet the existing and future needs of Santee residents to the maximum 
extent possible. 

 

Policy 5.1:  Provide a variety of residential development opportunities in the City, ranging in 
density from very low density estate homes to medium-high and high density 
development. 

 

Policy 5.2:  Encourage both the private and public sectors to produce or assist in the 
production of housing, with particular emphasis on housing affordable to lower 
income households, including extremely low income households, as well as 
housing suitable for the disabled, the elderly, large families, and female-headed 
households.  

 

Policy 5.3:  Require that housing constructed expressly for lower and moderate income 
households not be concentrated in any single area of Santee. 

 

Policy 5.4:  Encourage developments of new housing units designated for the elderly and 
disabled persons to be in close proximity to public transportation and community 
services. 

 

Policy 5.5:  Ensure that all new housing development and redevelopment in Santee is properly 
phased in amount and geographic location so that City services and facilities can 
accommodate that growth. 

 
Policy 5.6: Ensure that sites in the Residential Sites Inventory are available during the planning 

period by overriding the Gillespie Field ALUCP as appropriate. 

Program 9: Inventory of Available Sites and Monitoring No Net Loss  

Santee has been allocated a RHNA of 1,219 units for the 2021-2029 planning period (406 very low 
income, 200 low income, 188 moderate income, and 425 above moderate income units).  With units 
entitled and under review, as well as anticipated ADUs, the City has adequate capacity for its 
moderate and above moderate income RHNA, with a remaining lower income RHNA of 605 units.   
To accommodate the City’s remaining RHNA for lower income units and to foster additional 
residential growth in the City, the City will rezone 168 acres (28 parcels) within one-year of the 
adoption of the Housing Element as follows: 
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Table 41: Rezoning for RHNA 

Current Zone Proposed Zone Acreage Parcels 

POS/IL POS/R-7 47.45 1 

R-1 R-7 6.81 5 

R-1A R-7 13.93 5 

R-2 R-7 4.61 4 

TC-C TC-R-14 8.61 1 

TC-R-22 TC-R-14 14.06 2 

TC-R-30 TC-R-14 22.15 1 

IL R-14 2.93 1 

CG R-22 3.25 1 

R-2 R-22 4.80 1 

R-7/GC R-22 1.30 1 

TC-O/I TC-R-22 10.00 1 

TC-C TC-R-22 5.26 1 

TC-C TC-R-30 11.11 1 

TC-O/I TC-R-30 10.00 1 

GC/IL R-30 1.96 1 

Total 168.23 28 

 
To ensure that the City monitors its compliance with SB 166 (No Net Loss), the City will monitor 
the consumption of residential acreage to ensure an adequate inventory is available to meet the 
City’s RHNA obligations.  To ensure sufficient residential capacity is maintained to accommodate 
the RHNA, the City will develop and implement a formal ongoing (project-by-project) evaluation 
procedure pursuant to Government Code Section 65863.  Should an approval of development result 
in a reduction of capacity below the residential capacity needed to accommodate the remaining need 
for lower income households, the City will identify and if necessary rezone sufficient sites to 
accommodate the shortfall and ensure “no net loss” in capacity to accommodate the RHNA.      
 
The City will maintain an inventory of available sites for residential development and provide it to 
prospective residential developers upon request. The parcel-by-parcel inventory located in 
Appendix C, Sites Inventory, of this Housing Element. 
 

Responsible Agency:   City of Santee Department of Development Services 
Financing: Department budget 
2021-2029 Objectives: Maintain an inventory of the available sites for residential 

development and provide it to prospective residential developers 
upon request. 

Timeframe: Rezone identified parcels within one year of the Housing Element 
Adoption; Continue to implement a formal evaluation procedure 
pursuant to Government Code Section 65863 to monitor the 
development of vacant and nonvacant sites in the sites inventory and 
ensure that adequate sites are available to meet the remaining RHNA 
by income category; Ongoing implementation and annual monitoring 
and reporting throughout the planning period. 
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Program 10: By-Right Approval of Projects with 20 Percent Affordable Units on 
“Reuse” Sites 

Pursuant to AB 1397 passed in 2017, the City will amend the Zoning Ordinance to provide by-right 
approval of housing development in which the project proponent voluntarily includes 20 percent of 
the units as housing affordable to lower income households, on sites being used to meet the 6th 
cycle RHNA that represent “reuse sites” from previous Housing Element cycles.  Explore by-right 
approval for any project providing more than 20 percent of units affordable to lower income 
households.  The “reuse” sites are specifically identified in the inventory (see Appendix C). 

 
Responsible Agency:   City of Santee Department of Development Services  
Financing: Department budget 
2021-2029 Objectives: Comply with AB 1397 to further incentivize development of housing 

on sites that have been available over one or more planning periods.  
Timeframe: Update the Zoning Ordinance within one year of Housing Element 

adoption 

Program 11: Accessory Dwelling Units (ADUs) 

ADU is an important alternative option for affordable housing.  To facilitate ADU development, the 
City Council approved to waive development impact fees for ADUs for five years effective 
September 2020.  The City will also explore other options to further encourage the construction of 
ADUs in the community.  Options to explore may include increased outreach and education, 
technical/resources guides online, pre-approved plans, larger unit square footage allowances and 
reduced setback and lot coverage standards in exchange for deed restrictions, among others.  

 
Responsible Agency:   City of Santee Department of Development Services  
Financing: Department budget 
2021-2029 Objectives: Facilitate the development of 80 ADUs.  
Timeframe: Explore other tools to facilitate ADU construction in 2022 and 

evaluate potential extension of fee waivers in 2024. 

 

4. REMOVING GOVERNMENTAL CONSTRAINTS AS APPLICABLE 
 
State law requires that housing elements address, and where appropriate and legally possible, remove 
governmental constraints to the maintenance, improvement, and development of housing.   
 
Objective 6.0: Reduce or remove government constraints to housing production and opportunity 

where feasible and legally permissible. 
 
Policy 6.1:  Promote efficient and creative alternatives to help reduce government constraints. 
 
Policy 6.2:  Provide incentives and regulatory concessions for affordable and special needs 

housing through implementation of the density bonus ordinance and other 
mechanisms.    

 
Policy 6.3: Facilitate timely building permit and development plan processing for residential 

construction. 
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Policy 6.4: Balance the need to protect and preserve the natural environment with the need to 
provide additional housing and employment opportunities.   

 
Policy 6.5: Approve residential uses if they meet use requirements, development criteria and 

design requirements of the General Plan and Municipal Code. 

Program 12: Monitor Changes in Federal and State Housing, Planning, and Zoning 
Laws 

State law requires that Housing Elements address, and where appropriate and legally possible, 
remove governmental constraints to the maintenance, improvement, and development of 
housing. The City will also continue to monitor federal and State legislation that could impact 
housing and comment on, support, or oppose proposed changes or additions to existing legislation, 
as well as support new legislation when appropriate.  The City will also continue to participate in the 
SANDAG Technical Working Group and Regional Housing Working Group, which monitor State 
and Federal planning, zoning, and housing legislation. Special attention will be given by the City in 
the minimizing of governmental constraints to the development, improvement, and maintenance of 
housing. 

 
The 2021-2029 Housing Element update identified the following governmental constraints to the 
development or maintenance of housing in Santee, and the City will continue to monitor its 
development process and zoning regulations to identify and remove constraints to the development 
of housing.   
 

Emergency Shelters (AB 139, 2019):  

• Establish parking requirements based on staffing level only. 

Low Barrier Navigation Center (AB 101, 2019): 

• Establish provisions for Low Barrier Navigation Centers (LBNC) as development by 
right in areas zoned for nonresidential zones (including mixed use zones as required by 
law) permitting multifamily uses if it meets specified requirements. A “Low Barrier 
Navigation Center” is defined as “a Housing First, low-barrier, service-enriched shelter 
focused on moving people into permanent housing that provides temporary living 
facilities while case managers connect individuals experiencing homelessness to income, 
public benefits, health services, shelter, and housing.”  

Supportive Housing (AB 2162, 2019/AB 2988, 2020):  

• Establish provisions for supportive housing. Projects of up to 120 units be permitted by 
right in zones where multi-family and mixed-use developments are permitted, when the 
development meets certain conditions, such as providing a specified amount of floor 
area for supportive services. The City may choose to allow projects larger than 120 units 
by right, as well. The bills also prohibit minimum parking requirements for supportive 
housing within ½ mile of a public transit stop. 

 
Responsible Agency:   City of Santee Department of Development Services  
Financing: Department budget 
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2013-2021 Objectives: Monitor State and federal legislation as well as City development 
process and zoning regulations to identify and remove housing 
constraints.   

Timeframe: Within one year of Housing Element adoption; Annual monitoring 
and reporting throughout the planning period. 

 

5. AFFIRMATIVELY FURTHERING FAIR HOUSING 
 

To make adequate provision for the housing needs of all economic segments of the community, the 
housing program must include actions that promote housing opportunities for all persons regardless 
of their special characteristics as protected under State and Federal fair housing laws. 
 

Objective 7.0 Promote equal opportunity for all residents to reside in the housing of their choice. 
 
Policy 7.1:  Prohibit discrimination in the sale or rental of housing with regard to 

characteristics protected under State and Federal fair housing laws. 
 
Policy 7.2:  Encourage the development of residential units that are accessible to disabled 

persons or are adaptable for conversion to residential use by disabled persons. 
 
Policy 7.3:  Reasonably accommodate persons with disabilities who seek waiver or 

modification of land use controls and/or development standards pursuant to 
procedures and criteria set forth in the Zoning Ordinance. 

 
Policy 7.4:  Accommodate emergency shelters, low barrier navigation center, transitional 

housing, supportive housing, residential care facilities, and community care 
facilities in compliance with State laws and City Zoning Ordinance.   

 
Policy 7.5: Collaborate with jurisdictions to explore the merit of a multi-jurisdictional 

agreement for the provision of emergency shelters. 
 
Policy 7.6:  Continue active support and participation with the fair housing service provider to 

further spatial de-concentration and fair housing opportunities. 

Program 13: Equal Housing Opportunity Services 

The City of Santee supports fair housing laws and statutes. To promote equal opportunity, the City 
contracts with the Center for Social Advocacy (CSA) to provide fair housing services.  The City 
participated in a regional assessment of impediments to fair housing choice in 2020.  The City will 
continue to participate in the San Diego Regional Alliance for Fair Housing (SDRAFFH) and take 
actions to fair housing impediments. The City attends monthly SDRAFFH meetings with the other 
17 cities, the County, and fair housing service providers, to address fair housing issues. The City 
distributes information on fair housing and refers fair housing questions and housing discrimination 
claims to its fair housing service provider.   

 
As part of its contract with the City, the fair housing service provider will: 

 

• Advocate for fair housing issues 
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• Conduct outreach and education 

• Provide technical assistance and training for property owners and managers 

• Coordinate fair housing efforts 

• Assist to enforce fair housing rights 

• Collaborate with other fair housing agencies 

• Refer and inform for non-fair housing problems 

• Counsel and educate tenants and landlords 
 
Responsible Agency:   City of Santee Department of Development Services; fair housing 

service provider 
Financing: CDBG 
2021-2029 Objectives: To affirmatively further fair housing, the City will: 
 

• Continue to contract with a fair housing service provider to 
provide fair housing services to 500 residents of Santee over the 
2021-2029 planning period.   

• Participate in regional efforts to address fair housing issues and 
monitor emerging trends/issues in the housing market.   

• Maintain the link on the City website providing information 
about fair housing services.  

• Expand outreach and education of the State’s new Source of 
Income Protection (SB 329 and SB 322), defining public 
assistance including HCVs as legitimate source of income for 
housing. 

• Contract a fair housing service provider to conduct random 
testing on a regular basis to identify issues, trends, and problem 
properties.  Specifically, upon release of the 2020 Census data, 
conduct random testing that reflects the City’s changing 
demographics, if any.  
 

Time Frame: Annual allocation of funds to fair housing service provider.  Ongoing 
implementation of AI recommendations, as applicable to Santee.  
Annual monitoring and reporting throughout the planning period.   
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Appendix A: Public Participation  
 
This Appendix contains information on the various public outreach efforts conducted during 
preparation of the 2021-2029 Housing Element.  Public outreach was conducted in three separate 
ways, as outlined below.  In addition, the City Council meeting on January 27, 2021 to review the 
draft Housing Element and to adopt this document was publicly noticed in the East County 
Californian and on the City’s website.   
 

A. Housing Element Workshops 
 
The City Council held six Housing Element Workshops on the following dates to discuss focused 
topics regarding the Housing Element: 
 

• October 9, 2019 – Presented the City Council with an overview of the Housing Element 
update process and new Housing laws. 

• March 11, 2020 – Presented the City Council with the RHNA and Residential Sites 
Inventory, where the City Council had the opportunity to select or dismiss prospective 
housing sites. 

• May 25, 2020 – Presented the City Council with affordable housing strategies, including the 
concept of inclusionary housing. 

• June 24, 2020 – Presented City Council with additional information regarding inclusionary 
housing.  Council directed staff to hold stakeholder meetings with affordable and market-
rate housing developers for their input on a potential inclusionary housing program for the 
City. 

• October 28, 2020 – Presented the City Council with summary of meetings with stakeholder 
groups on inclusionary housing and a survey on inclusionary housing.  City Council directed 
staff to convene a workshop where they could engage directly with stakeholders. 

• January 7, 2021 - Discussion between stakeholders and City Council on inclusionary 
housing.  

 

B. Stakeholder Consultation 
 
A request was made by City Council at the June 24, 2020 meeting to meet with housing 
stakeholders, including the San Diego Chapter of the Building Industry Association (BIA) for their 
input on inclusionary housing. Staff engaged with the BIA and on July 17, 2020, staff provided a 
PowerPoint presentation to their members on the City’s exploration of a possible inclusionary 
housing ordinance. The BIA suggested not moving forward with an inclusionary program primarily 
because it would raise costs to potential homebuyers. After engaging the BIA, staff reached out to 
market-rate and affordable housing developers to participate in an Inclusionary Housing Committee. 
The Inclusionary Housing Committee held its first meeting on October 15, 2020 and consisted of 
representatives from the BIA, Bridge Housing, Cameron Brothers Company, City Ventures, Mirka 
Investments, the San Diego Housing Federation, Jamboree Housing Corporation, and Community 
Housing Works. As a precursor to the meeting, the Committee members were provided a survey 
with questions on the various aspects of inclusionary housing (see Survey Section below). 
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1. INCLUSIONARY HOUSING COMMITTEE FINDINGS 
 
At the first Inclusionary Housing Committee meeting, staff provided the Committee with a 
presentation on the City’s efforts to evaluate an inclusionary housing program as a tool for meeting 
some of its low-income housing production goals. The various components of an inclusionary 
housing program were discussed, including percentage requirements, applicability, on-site 
construction requirements, and in-lieu fees. There was consensus among the members that if the 
City were to move forward with an inclusionary housing program, the program should not mandate 
the on-site construction of units within a residential development and should allow for the payment 
of in-lieu fees. Market-rate developers mentioned the difficulty of selling affordable units to qualified 
individuals or families and affordable housing developers mentioned that many low-income 
households require supportive services that would not be provided within a market-rate 
development. 
 
Based on the first Committee meeting and surveys responses received by October 28, 2020, the 
majority of the members suggested a 10 percent inclusionary housing requirement and making only 
those developments over 10 units in size subject to the requirement. 
 
A common concern for many of the Committee members is the in-lieu fee, which is paid by housing 
developers as an alternative to providing affordable units on-site within the development. City 
Ventures, a market-rate housing developer, cited an example of one city setting an in-lieu fee so high 
that it resulted in no housing production for a number of years until the fee was reduced. As a 
counterpoint, Community HousingWorks, an affordable housing developer, mentioned that setting 
an in-lieu fee too low would not be very beneficial as it would not provide sufficient funds to 
generate any affordable housing within the City. 
 
In order to determine what a reasonable in-lieu fee would be for Santee, a fee study would be 
needed. Based on initial outreach to various fiscal analysis firms, it is estimated that such a fee study 
would cost approximately $37,500, an amount that has been appropriated in the currently adopted 
Budget. Should the Council decide to move forward with an inclusionary housing program, Staff 
would return to Council for a request to award funds once a firm is selected through a formal 
request-for-proposals (RFP) process.   
 
The City Council was presented with a summary of meetings with stakeholder groups on 
inclusionary housing and a survey on inclusionary housing on October 28, 2020.  City Council 
directed staff to convene a workshop where they could engage directly with stakeholders. The 
following is a list of those who were invited to the meeting. 
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Table A-1: Stakeholders List 

Organization Contact Services 

Alpha Project Kyla Winters Homeless 

BIA Mike McSweeney Market-Rate Housing 

BRIDGE Housing Damon Harris Affordable Housing 

California Housing Consortium Ray Pearl Market-Rate Housing 

Cameron Bros Jim Moxham Market-Rate Housing 

City Ventures Michelle Thrakulchavee Market-Rate Housing 

Community HousingWorks Mary Jane Jagodzinski Affordable Housing 

Habitat for Humanity Karen Begin Affordable Housing 

Jamboree Housing  Michael Massie Affordable Housing 

MirKa Investments LLC Bob Cummings Housing Investor 

Pacific SW Association  Realtors Robert Cromer For-sale Housing 

Regional Task Force Homeless Kris Kuntz Homeless 

San Diego Housing Federation Laura Nunn Affordable Housing 

Veronica Tam & Associates, Inc Veronica Tam Housing Consultant 

Wiese and Associates Erik Wiese Broker 

  

2. STAKEHOLDER SURVEYS 
 
As mentioned above, stakeholders were surveyed.  The survey questions the City asked and their 
answers are shown on the following pages. 
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Response Summary:  

 

1. My understanding of inclusionary housing is: 

none 0 0% 

limited 0 0% 

general 1 20% 

good 4 80% 

Total 5 100% 

2. inclusionary housing is a good tool for developing affordable housing 

Disagree 2 40% 

Disagree somewhat 0 0% 

Agree somewhat 3 60% 

Agree 0 0% 

Total 5 100% 

3. An inclusionary housing program should include a requirement to build affordable units as 
part of a development:  

Disagree 3 60% 

Disagree somewhat 1 20% 

Agree somewhat 1 20% 

Agree 0 0% 

Total 5 100% 

4. An inclusionary housing program should include the option to pay a fee in lieu of providing 
affordable units as part of a development: 

Disagree 2 40% 

Disagree somewhat 1 20% 

Agree somewhat 1 20% 

Agree 1 20% 

Total 5 100% 

5. An inclusionary housing program should include the following percentage of affordable units 
in a new housing development: 

0% 2 40% 

5% 0 0% 

10% 2 40% 

15% 1 20% 

Total 5 100% 

6. An inclusionary housing program should be applicable to developments over: 

2 units 0 0% 

3 units 0 0% 

5 units 1 25% 

10 units 3 75% 

Total 4 100% 
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7. An inclusionary housing program should be targeted to those households earning the 
following percentages of the area median income (AMI): 

40% or less 0 0% 

60% or less 1 25% 

80% or less 1 25% 

120% or less 2 50% 

Total 4 100% 

 
8. Comments 

Respondent 1 

As touched on in answer #7, Housing is the only item in the marketplace which government 
requires the producer of the product to subsidize their product for low income users (customers). 
Society finds ways to subsidize utilities, cell phones, food, by imposing a small fee on ALL users of 
the service or by direct public subsidization from tax subsidies (farm subsidies). For a successful 
subsidized home (shelter) program your City should identify a broad-based funding source and not 
“tax the producer” as the funding solution.  

Respondent 2 

I question whether economically viable on 10 units or less. The inclusionary housing component 
should be over and above allowable maximum density. For example, at 30 units to the acre on 3 
acres the developer could build 90 conventional units and add 9 affordable units for a total of 99 
units. 

Respondent 3 

Hello! 
Regarding Question 6 above, it is my opinion that an inclusionary housing program should not be 
required or mandated on new development. Should a developer wish to include inclusionary housing 
within its project, then incentives should be granted. In other words, incentivize a developer to 
include inclusionary housing so that it is a win-win for both the jurisdiction (i.e. income-restricted 
affordable units are produced) and the developer (i.e. the project will be economically feasible). 
Incentives can include things like reduced setbacks, reduced parking standards, increased height, 
increased density, reduced impact fees, project entitlement streamlining, etc. 
 
Regarding Question 7 above, in the event of an inclusionary housing program, the targeted AMI 
should depend on the type of product being proposed for development. For example, it is not 
financially feasible to provide affordable units within a for-sale project where those units are targeted 
to households earning less than 80% of the area median income. In San Diego County, the current 
median income is $92,700. At 80%, the income for a family of four is $74,160 per year. After 
accounting for mortgage interest, PMI (private mortgage insurance), property tax, utilities, and 
HOA, the max purchase price on the sale of that home cannot exceed ±$228,000 as the monthly 
housing expense for that family cannot exceed 30% of that family’s yearly income. After accounting 
for the cost of the land, the cost to develop, the cost to build, and the fees paid to the City and other 
governmental agencies, the developer would actually be losing money on the construction and sale 
of that affordable unit. The loss to the developer is only exacerbated when the percentage of AMI 
required is lower. 
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Below in italics is a statement borrowed from the Building Industry Association’s Orange County 
Chapter Board of Directors, of which I have previously served on. I echo the statement made 
below. 
 
“Our position is that Housing remains a critical issue in California with the situation growing more serious with each 
passing day. Studies show that the State needs over 180,000 new units each year and at best we are producing 
80,000. This has caused a cascading spike in home prices across the region. With this ever-growing deficit, we need to 
have an honest conversation about Inclusionary Zoning Policies. In total, such policies restrain housing production, 
increase ownership costs, and further complicate attainability for the majority of the region. In a study by Benjamin 
Powell, Ph.D. and Edward Stringham, Ph.D., titled, Housing Supply and Affordability: Do Affordable Housing 
Mandates Work?, the authors discovered that in the 45 cities where data was available, new housing production 
drastically decreased by an average of 31% within one year of adopting inclusionary housing policies. Additionally, the 
study suggests that inclusionary housing polices can increase new housing costs by $22,000 to $44,000, with higher 
priced markets increasing by $100,000. Supporting these conclusions is a recent report from the Legislative Analyst’s 
Office titled Perspectives on Helping Low-Income Californians Afford Housing. In this report, it states that 
“attempting to address the state’s affordability challenges primarily through expansion of government programs likely 
would be impractical.” Further, that “extending housing assistance to low-income Californians who currently do not 
receive it – either though subsidies for affordable units or housing vouchers – would require an annual funding 
commitment in the low tens of billions of dollars. As such it finds that “many housing programs – vouchers, rent 
control, and inclusionary housing – attempt to make housing more affordable without increasing the overall supply of 
housing. This approach does very little to address the underlying cause of California’s high housing costs: a housing 
shortage.”” 

Respondent 4 

Inclusionary housing is one tool to help promote the development of affordable housing. There are 
a lot more options that can be just as effective, primarily the political will to develop affordable 
projects. 

Respondent 5 

As an affordable housing provider, I can tell you affordable units are produced most during healthy 
market rate production. Any requirement should be incentive based.  
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Appendix B: Accomplishments under 
Adopted Housing Element  
 

Government Code Section 65588(a) requires each jurisdiction to review its housing element as 
frequently as appropriate to evaluate:  
 

• The appropriateness of the housing goals, objectives, and policies in contributing to the 
attainment of the state housing goal; 

• The effectiveness of the housing element in attainment of the community’s housing goals 
and objectives; and  

• The progress of the city, county or city and county in implementation of the housing 
element.   

 
This appendix documents the City’s achievements under the 2013-2021 Housing Element with 
respect to the actions and objectives contained therein.  Based on the relative success of the City’s 
efforts in implementing the 2013 programs, recommendations for program modifications are 
provided for the 2021-2029 Housing Element Update.  Table B-1 identifies these housing programs 
and provides a summary of accomplishments during the 2013-2021 Housing Element cycle.  Table 
B-2 presents quantified accomplishments during this period. 
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Table B-1: Summary of Program Accomplishments 2013 through 20217 

Program  

(2013-2021) 
Objectives 

Evaluation and Continued Appropriateness for 
2021-2029 Housing Element 

Program 1:  

Code Enforcement 

Continue to implement Municipal 
Codes (Titles 15 and 17), the 2016 
California Building Code and 
Uniform Housing Code. 

The Department of Development Services and Code 
Enforcement implemented the Municipal Code, the 
California Building Code and the Uniform Housing 
Code by issuing notices of violations and fines for all 
violations reported to the City.  Between 2013 and 
2019, Code Enforcement made over 4,750 inspections, 
opened 1,253 cases, closed 3,313 cases, and referred 29 
cases to the City Attorney's Office. 

 

Continued Appropriateness:  Modified or removed 

The 6th cycle Housing Element specifies housing 
programs with specific actions, measurable objectives, 
and timelines. This program may be removed as a 
Housing Element program or modified with specific 
actions to improve housing conditions.  

Program 2:  

Mobile Home 
Conversion 
Regulations 

Assess the impact of the loss of 
affordable housing opportunities 
through implementation of 
mobile home conversion 
regulations. 

No mobile home conversions occurred between the 
2013 and 2019 period.    
 
Continued Appropriateness: Modified and combined with 
Mobile Home Park Assistance program  
Conversion of mobile home parks must adhere to 
regulations monitored by the State Department of 
Housing and Community Development.  

Program 3:  

Minor Home 
Improvement Loans  

Assist 10 lower income 
homeowners annually through 
funding service providers that 
provide home security devices 
and minor home repairs. 

The City has contracted with Lutheran Social Services' 
Caring Neighbors program to provide this service to 
Santee seniors to accomplish this program.  An average 
of 66 seniors were assisted annually during 2013-2019 
period (459 total). In addition, CDBG recipient Home 
of Guiding Hands rehabilitated 12 homes during this 
period.  

 

Continued Appropriateness: Modified and continued   

Due to lack of funding, City will no longer be 
implementing this program. 

 
7 The table reflects the accomplishments from FY2013 to FY2019.  Pending FY 2020 accomplishments.  
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Table B-1: Summary of Program Accomplishments 2013 through 20217 

Program  

(2013-2021) 
Objectives 

Evaluation and Continued Appropriateness for 
2021-2029 Housing Element 

Program 4:  

Conservation of 
Existing and Future 
Affordable Units 

Monitor the status of the 309 at-
risk units at Carlton Country Club 
Villas and Woodglen Vista.  The 
City of Santee will work with 
property owners, interest groups 
and the State and federal 
governments to implement the 
following programs on an 
ongoing basis to conserve its 
affordable housing stock. 

The City did not receive notice of intent to opt out as 
affordable housing between 2013 and 2019. The 
Woodglen Vista Apartments and the Carlton County 
Club Villas were refinanced and the affordability period 
extended in 2017 and 2018 (respectively).  
 
In 2015, the City approved the expansion of the 
Cameron Estates Mobile Home Park with the addition 
of 16 more mobile homes to this park.  
 
Continued Appropriateness: Modified and continued   
The 6th cycle Housing Element will update the 
inventory of at-risk housing and include specific 
actions to monitor and preserve at-risk housing 
projects. 

Program 5:  

Housing Choice 
Voucher Program 

Continue to contract with the San 
Diego County Housing Authority 
to administer the Housing Choice 
Vouchers Program and assist 
approximately 2,400 extremely 
low and very low income 
households during the planning 
period.  Promote the Housing 
Choice Vouchers program on 
City website.  Support the County 
Housing Authority’s applications 
for additional voucher allocations 
and efforts to maintain and 
expand voucher use in the City. 

Santee is among 12 cities served by the Housing 
Authority of the County of San Diego. An average of 
570 households per year received Housing Choice 
Vouchers during the 2013 to 2019 period (2,177 total), 
with the highest single year being 2013 with 361 
vouchers offered. 

According to the County Housing Authority, as of 
December 31, 2019, 285 households were using a 
Housing Choice Voucher to help pay for rent in the 
City of Santee and 1,745 applications submitted by 
Santee residents were recorded on a waiting list. 

 

Continued Appropriateness: Modified and continued  

The 6th cycle Housing Element will include a program 
to promote HCVs and also to educate the public 
regarding the source of income protection under new 
State law that requires rental property owners to regard 
public assistance as a legitimate source of income. 

Program 6:  

Mobile Home Park 
Assistance Program 

Circulate fliers to existing mobile 
home renter parks periodically.  
Co-sponsor MPAP applications 
as opportunity arises.   

 

No parks were at risk of converting between 2013 and 
2019. 

 

Continued Appropriateness: Modified and combined with 
Mobile Home Conversion Regulations  

The 6th cycle Housing Element will include a program 
to provide financial and technical assistance to mobile 
home park residents who wish to purchase their mobile 
home parks and convert the parks to resident 
ownership. 
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Table B-1: Summary of Program Accomplishments 2013 through 20217 

Program  

(2013-2021) 
Objectives 

Evaluation and Continued Appropriateness for 
2021-2029 Housing Element 

Program 7:  

First Time 
Homebuyer 
Program 

Assist 40 lower income 
households with downpayment 
and closing cost assistance during 
the planning period (Seven at <50 
percent AMI and 33 at 51-80 
percent AMI).   

 

The program did not meet its goal of assisting 40 lower 
income homebuyers (5 homebuyers annually); 
however, the City was able to originate 14 loans 
between 2013 and 2019.  The reduction in first-time 
homebuyer assistance was possibly be due to higher 
home prices.  At higher home prices, low-income 
buyers have difficulty staying below the maximum 
housing debt ratio of 38 percent. 

 

Continued Appropriateness: Modified and combined with 
homeownership assistance programs  

With limited funding and rising home prices, the ability 
of the City to provide homebuyer assistance would be 
limited.  The 6th cycle Housing Element will include a 
program that outlines various resources available. 

Program 8:  

San Diego County 
Regional Mortgage 
Credit Certificate 
Program 

Facilitate the provision of 24 
MCCs during the planning period 
(eight at <80 percent AMI and 16 
at 80-120 percent AMI).  
Continue to promote the MCC 
program by notifying eligible 
applicants to other City programs 
and providing information on the 
City's website. 

During the 2013-2019 period, 11 Santee residents 
received MCCs.   Affordable Housing Applications, 
Inc. administered the program from 2013 to 2016. The 
San Diego Housing Commission administered the 
MCC program for the City of Santee on behalf of the 
County of San Diego from 2017 to 2018. The 
California Housing Finance Agency (CalHFA) 
administered the MCC program in the County of San 
Diego for all cities except for the City of San Diego in 
the subsequent years.  

 

Continued Appropriateness: Modified and combined with 
homeownership assistance programs 

With limited funding and rising home prices, the ability 
of the City to provide homebuyer assistance would be 
limited.  The 6th cycle Housing Element will include a 
program that outlines various resources available. 

Program 9:  

Manufactured 
Home Fair Practices 
Program 

Assist approximately 1,200 mobile 
homeowners.  The City regulates 
space rents in mobile home parks 
and provides staff support to the 
Manufactured Home Fair 
Practices Commission, which 
holds biannual meetings.   The 
program requires significant 
financial resources in 
administration and legal defense 
of the Ordinance. 

The Manufactured Home Fair Practices Commission 
met biannually each year of the 2013-2020 period to 
hear comments from park residents and owners and 
provide direction to staff. 

 

Continued Appropriateness: Modified and continued   

The 6th cycle Housing Element will include a modified 
program that promotes the services of the 
Manufactured Home Fair Practices Commission. 
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Table B-1: Summary of Program Accomplishments 2013 through 20217 

Program  

(2013-2021) 
Objectives 

Evaluation and Continued Appropriateness for 
2021-2029 Housing Element 

Program 10:  

Facilitate Affordable 
Housing 
Development 

Collaborate with developers of 
affordable housing over the 
planning period to facilitate the 
construction of 62 affordable 
units over the planning period 
(Two extremely low income, five 
very low income, 35 low income, 
and 20 moderate income units) 

Between 2013 and 2019, 49 deed restricted units were 
permitted (10 very low income, 37 low income, and 2 
moderate income).  

 

No requests were received during the 2013-2020 
period.  

 

Continued Appropriateness: Modified and continued   

The 6th cycle Housing Element will include an updated 
program to facilitate affordable housing, including 
resources and incentives available to the City. 

Program 11:  

Supportive Services 

Assist 1,000 persons with 
temporary shelter and supportive 
services during the planning 
period (400 meals for lower 
income seniors, case management 
for 200 lower income seniors, and 
temporary shelter, food, and 
clothing for 400 lower income 
individuals and families affected 
by domestic violence). 

The City has contracted with Crisis House to provide a 
Homeless Prevention and Intervention program.  An 
average of 207 people per year were assisted through 
this program from 2013-2019 (1,511 total). The City 
also contributed CDBG funding to the Meals-on-
Wheels program, which provides two meals per day to 
homebound seniors; an average of 109 seniors were 
assisted annually between 2017 and 2019 (328 total). In 
addition, the City provides CDBG funding to the 
Santee Food Bank, which assisted an average of 12,819 
persons per year (38,457 persons total) between 2017 
and 2019.   

 

Continued Appropriateness: Modified and continued   

The 6th cycle Housing Element will include a program 
to identify the range of supportive services needed in 
the community and resources available to address these 
needs. 

Program 12:  

Inventory of 
Available Sites  

Maintain an inventory of the 
available sites for residential 
development and provide it to 
prospective residential developers 
upon request. 

An inventory of available sites for residential 
development is maintained by the City and is available 
to prospective residential developers by City staff upon 
request.   

 

Continued Appropriateness: Modified and continued  

The 6th cycle Housing Element will include an updated 
sites inventory to accommodate the new Regional 
Housing Needs Assessment (RHNA), estimated at 
1,219 units.  The new sites inventory will reflect the 
rezoning and upzoning of properties completed to 
accommodate the RHNA. 

Program 13:  

Lot Consolidation 
Incentives 

Update the Zoning Ordinance 
and/or Subdivision Ordinance to 
include lot consolidation 
incentives. 

The City is completing a comprehensive update to its 
Municipal Code and in the coming year, the City will 
develop strategies for lot consolidation and draft an 
ordinance that encourages lot consolidation.  

Continued Appropriateness: Modified and continued   

The 6th cycle Housing Element will not include a lot 
consolidation program as this program. 
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Table B-1: Summary of Program Accomplishments 2013 through 20217 

Program  

(2013-2021) 
Objectives 

Evaluation and Continued Appropriateness for 
2021-2029 Housing Element 

Program 14: 

Monitoring of 
Residential Capacity  
(No Net Loss) 

Develop and implement a formal 
evaluation procedure pursuant to 
Government Code Section 65863.    

 

Development Services staff continue to monitor all 
proposed development projects for potential effects on 
RHNA inventory.  

 

Continued Appropriateness: Modified  

Program 15:  

Farm Worker 
Housing 

Review and revise the Zoning 
Ordinance to address compliance 
with Health and Safety Code 
Sections 17021.5 and 17021.6. 

This program was accomplished on 2016.  Section 
17.10.03.F of the Zoning Ordinance has been updated 
to allow farm worker housing in residential zones. 

 

Continued Appropriateness: Completed 

The 6th cycle Housing Element will include an updated 
program to identify other Zoning Code amendments 
required to comply with new State laws, such as Low 
Barrier Navigation Center, Emergency Shelters and 
Supportive Housing, Accessory Dwelling Units, and 
Density Bonus for 100 Percent Affordable Housing. 

Program 16:  

Monitor Changes in 
Federal and State 
Housing, Planning, 
and Zoning Laws 

Monitor State and federal 
legislation as well as City 
development process and zoning 
regulations to identify and remove 
housing constraints. 

Staff planners and attorneys continually monitor state 
and federal law.  As an example, the City is requiring 
"No Net Loss" of low and moderate income residential 
units identified in the Housing Element, in accordance 
with Senate Bill 166 (SB166). 

 

Continued Appropriateness: Combined with new program for 
affordable housing development.   

Program 17:  

Equal Housing 
Opportunity 
Services 

Continue to contract with a fair 
housing service provider to 
provide fair housing services to 
500 residents of Santee over the 
2013-2021 planning period.  
Participate in regional efforts to 
update the AI every five years.  
Maintain the link on the City 
website providing information 
about fair housing services. 

Fair housing provider CSA of San Diego County 
assisted an average of 58 Santee residents (439 total) 
between 2013 and 2019.  The City also participated in 
the 2015-2019 and 2020-2024 updates of the San 
Diego County Regional Analysis of Impediments (AI).     

 

Continued Appropriateness: Modified and continued  

Pursuant to new State law, the 6th cycle Housing 
Element will include a program to actively further fair 
housing choice in the City. 
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Table B-2: Housing Element Accomplishments 

(Calendar Years 2013 through 2020) 

Housing Assistance Type Objectives 2013 2014 2015 2016 2017 2018 2019 2020 Total 

Housing Units Constructed 

Very Low Income 30-50% AMI 914 10 0 0 0 0 0 0  10 

Low-Income 50-80% AMI 694 41 0 0 2 0 0 0  43 

Moderate Income 80-120% AMI 462 80 0 0 0 16 0 1  97 

Above Moderate Income +120% AMI 1,410 368 175 5 50 128 157 114  997 

Total 3,660 499 175 5 52 144 157 115  1,147 

Housing Units Conserved 

Section 8 At-Risk 309 309 309 309 309 309 309 309  309 

Housing Units Rehabilitated 

Rehabilitation Loans 80 2 2 2 2 2 2 0  12 

Rental Assistance  

Housing Choice Vouchers 2,400 361 344 333 286 284 284 285  2,077 
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Appendix C: Sites Inventory 
 
Table C-1 starting on page C-2 presents a detailed list of parcels used in Section 4, Housing 
Resources, to demonstrate that the City has adequate capacity to accommodate the 2021-2029 
RHNA.  Figure C-1 provides the geographic location of the parcels within Santee. 
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Table C-1: Sites Inventory 

Map ID 
# 

APN / Address 
Land Use 

Designation/ 
Zone District 

Density 
Factor 

(du/ac) 

Lot Size 
(Acres) 

Capacity 
Rezoned 

From 
Existing Use/Reason for Selection 

 
Status 

Lower Income Sites 

15* 
38104036 
Walmart 

TC-R-22 22 5.26 115 TC-C 

Vacant site in town center (opportunity site due to 
high density allowed and near transit). To be 
rezoned from commercial (TC-C) to residential use 
(TC-R-22). Maximum allowable density to be 30 
du/ac. Privately owned. Half mile to park, town 
center, Sprouts across street, in high resource area in 
TCAC/HCD opportunity map.  

Vacant 

16A* 
38105082 
Parcel 6 Portion 

TC-R-30 30 11.11 333 TC-C 

Vacant site in town center (opportunity site due to 
high density allowed and near transit). To be 
rezoned from commercial (TC-C) to residential use 
(TC-R-30). Minimum and maximum allowable 
density to be 30 du/ac. Privately owned. Across the 
street from park, half mile to town center services, 
128 unit (Cornerstone) built across street on 
Northern end, in high resource area in TCAC/HCD 
opportunity map. 

Vacant 

20A* 
38105081 
9200 Magnolia 
Ave 

TC-R-22 22 10.00 220 TC-O/I 

Underutilized site with Polo Barn structure in town 
center (opportunity site due to high density allowed 
and near transit). To be rezoned from TC-O/I to 
residential use (TC-R-22). Maximum allowable 
density to be 30 du/ac. County owned. Half mile to 
park, <1 mile to town center services, in high 
resource area in TCAC/HCD opportunity map. 

Nonvacant 

20B* 
38105081 
9200 Magnolia 
Ave 

TC-R-30 30 10.00 300 TC-O/I  

Underutilized site with Polo Barn structure in town 
center (opportunity site due to high density allowed 
and near transit). To be rezoned from TC-O/I to 
residential use (TC-R-30). Minimum and maximum 
allowable density to be 30 du/ac. County owned. 
Half mile to park, <1 mile to town center services, in 
high resource area in TCAC/HCD opportunity map. 

Nonvacant 
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Table C-1: Sites Inventory 

Map ID 
# 

APN / Address 
Land Use 

Designation/ 
Zone District 

Density 
Factor 

(du/ac) 

Lot Size 
(Acres) 

Capacity 
Rezoned 

From 
Existing Use/Reason for Selection 

 
Status 

21PC 
38410616 
8942 1st St 

TC-R-22 22 0.60 13 N/A 

Underutilized site with single-family home in town 
center (opportunity site due to high density allowed 
and near transit). Maximum allowable density is 30 
du/ac. Privately owned.  Half mile to park, <1 mile 
to town center services, in high resource area in 
TCAC/HCD opportunity map. Owner expressed 
interest in MF housing, City in discussion with 
Habitat for Humanity, have site plans for it.  

Nonvacant 

22* 
38447009 
Rockvill St 

R-30 30 1.96 58 GC/IL 

Vacant site to be rezoned from GC/IL to R-30. 
Minimum and maximum allowable density to be 30 
du/ac. Privately owned. Proposal for workforce 
housing on site; 59 units on proposal. Slightly over 
half mile from park, ~ one mile from town center, in 
moderate resource area according to TCAC/HCD 
opportunity map.  

Vacant 

24* 
38416204 
9953 Buena Vista 
Ave 

R-22 22 4.80 105 R-2 

Underutilized site with one single-family home. To 
be rezoned from R-2 to R-22. Maximum allowable 
density to be 30 du/ac. Privately owned. Less than 
half mile from town center, ~half mile to park, 
moderate resource area TCAC/HCD opportunity 
map. Owner has tried to develop before; Previous 
offer from Navy for workforce housing.  

Nonvacant 

29* 
38630031 
7737 Mission 
Gorge Rd 

R-22 22 3.25 64 GC 

Underutilized commercial lot to be rezoned from 
GC to R-22.  Maximum allowable density to be 30 
du/ac. Privately owned.  Less than half mile from 
trails, <1 mile from elementary school and park, in 
high resource area TCAC/HCD opportunity map. 
Currently an application to build 88 townhouses on 
site. Owner support upzone because have ran into 
density issues in past efforts to develop 

Nonvacant 
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Table C-1: Sites Inventory 

Map ID 
# 

APN / Address 
Land Use 

Designation/ 
Zone District 

Density 
Factor 

(du/ac) 

Lot Size 
(Acres) 

Capacity 
Rezoned 

From 
Existing Use/Reason for Selection 

 
Status 

30*, PC 
38630009 
8714 Starpine Dr 

R-22 22 1.30 28 R-7/GC 

Underutilized site with one single-family home. To 
be rezoned from R-7/GC to R-22. Maximum 
allowable density to be 30 du/ac. Privately owned. 
Less than half mile from trails, less than one mile 
from elementary school/park, in high resource area 
TCAC/HCD opportunity map 

Nonvacant 

31PC 

38306103 
7980 Mission 
Gorge Rd 
 

R-22 22 5.23 80 N/A 

Underutilized site with one single-family home. 
Maximum allowable density is 30 du/ac. Privately 
owned. Half mile from trail, park, and elementary 
school, high resource area TCAC/HCD opportunity 
map.  

Nonvacant 

32PC 
38306101 
7950 Mission 
Gorge Rd 

R-22 22 0.95 20 N/A 

Underutilized site with one single-family home. 
Maximum allowable density is 30 du/ac. Privately 
owned. Half mile from trail, park, and elementary 
school, high resource area TCAC/HCD opportunity 
map. 

Nonvacant 

Lower Income Sites Subtotal 54.46 1,336   

Moderate Income  

16B* 
38105082 
Parcel 6 Portion 

TC-R-14 14 8.61 120. TC-C 
Vacant site to be rezoned from TC-C to TC-R-14. 
Privately owned. Zoning would be consistent with 
adjacent residential development.  

Vacant 

17*, PC 
38105118 
Cottonwood Ave 
 

TC-R-14 14 22.15 279 TC-R-30 

Vacant site to be rezoned from TC-R-30 to TC-R-
14. County owned. New zoning more realistic for 
area (reduce parking/traffic issues), new density 
consistent with density allowed North of River.  

Vacant 

18*, PC 
38105117 
Cottonwood Ave 

TC-R-14 14 11.71 98 TC-R-30 

Vacant site to be rezoned from TC-R-30 to TC-R-
14. County owned. New zoning more realistic for 
area (reduce parking/traffic issues), new density 
consistent with density allowed North of River. 

Vacant 

19*,PC 
38103208 
Park Center Dr 

TC-R-14 14 2.35 32 TC-R-22 
Vacant site to be rezoned from TC-R-22 to TC-R-
14. Privately owned.  

Vacant 

23 
38414211 
10952 Sunset Trl 

R-14 14 1.24 17 N/A 
Underutilized site with 2 single family homes built in 
1942. Privately owned.  

Nonvacant 
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Table C-1: Sites Inventory 

Map ID 
# 

APN / Address 
Land Use 

Designation/ 
Zone District 

Density 
Factor 

(du/ac) 

Lot Size 
(Acres) 

Capacity 
Rezoned 

From 
Existing Use/Reason for Selection 

 
Status 

25* 
38402007 
8801 Olive Ln 

R-14 14 2.93 41 IL 

Underutilized site to be rezoned from IL to R-14. 
Privately owned. Adjacent to residential zone; 
development across the street approved at 16 du/ac.  
In airport zone 2, need to cap at 16 du/acre.  

Nonvacant 

Moderate Income Sites Subtotal 48.99 587   

Above Moderate  

1* 
37819001 
10939 Summit 
Ave 

R-7 7 4.65 29 R-1A 

Underutilized site with single-family home built in 
1974. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range.  Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way.  

Nonvacant 

2* 
37818010 
11009 Summit 
Ave 

R-7 7 2.32 14 R-1A 

Underutilized site with single-family home built in 
1968. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range.  Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 

3* 
37818009 
11025 Summit 
Ave 

R-7 7 2.32 14 R-1A 

Underutilized site with single-family home built in 
1948. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range. Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 
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Table C-1: Sites Inventory 

Map ID 
# 

APN / Address 
Land Use 

Designation/ 
Zone District 

Density 
Factor 

(du/ac) 

Lot Size 
(Acres) 

Capacity 
Rezoned 

From 
Existing Use/Reason for Selection 

 
Status 

4* 
37818008 
11041 Summit 
Ave 

R-7 7 2.32 14 R-1A 

Underutilized site with single-family home built in 
1963. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range. Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 

5* 
37818007 
11059 Summit 
Ave 

R-7 7 2.32 11 R-1A 

Underutilized site with single-family home built in 
1940. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range. Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 

6* 
37818029 
10215 Summit 
Crest Dr 

R-7 7 1.16 8 R-1A 

Underutilized site with single-family home built in 
1989. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range. Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 

7* 
37821021 
11010 Summit 
Ave 

R-7 7 1.15 8 R-1A  

Underutilized site with single-family home built in 
1980. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range.  Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 
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Table C-1: Sites Inventory 

Map ID 
# 

APN / Address 
Land Use 

Designation/ 
Zone District 

Density 
Factor 

(du/ac) 

Lot Size 
(Acres) 

Capacity 
Rezoned 

From 
Existing Use/Reason for Selection 

 
Status 

8* 
37821020 
11020 Summit 
Ave 

R-7 7 1.02 7 R-1A  

Underutilized site with single-family home built in 
1975. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range. Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 

9* 
37818028 
11115 Summit 
Ave 

R-7 7 1.16 8 R-1A  

Underutilized site with single-family home built in 
1970. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range. Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 

10* 
37818020 
11129 Summit 
Ave 

R-7 7 2.32 11 R-1A 

Underutilized site with single-family home built in 
1950. Summit Ave sites is an opportunity site: larger, 
relatively flat parcels suitable for small lot 
subdivisions in the 7 to 14 du/ac range. Lot size 
consistent with past development (Santee made up 
6,000 sq ft lots). Lots on Summit would be about 
4,000 sq ft.  To be rezoned from R-1A to R-7. 
Privately owned. On Private road, would require 
right of way. 

Nonvacant 

11* 
38103107 
9945 Conejo Rd 

R-7 7 1.19 8 R-2 

Underutilized site with single-family home built in 
1958. To be rezoned from R-2 to R-7. Privately 
owned. Upzone would be consistent with 
surrounding development.  

Nonvacant 
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Table C-1: Sites Inventory 

Map ID 
# 

APN / Address 
Land Use 

Designation/ 
Zone District 

Density 
Factor 

(du/ac) 

Lot Size 
(Acres) 

Capacity 
Rezoned 

From 
Existing Use/Reason for Selection 

 
Status 

12* 
38169028 
9960 Conejo Rd 

R-7 7 0.86 6 R/2 

Underutilized site with single-family home built in 
1953. To be rezoned from R-2 to R-7. Privately 
owned. Upzone would be consistent with 
surrounding development. Property owner 
interested in developing in the past and has 
restricted due to zoning.  

Nonvacant 

13* 
38003118 
Lake Canyon Rd 

R-7 7 1.67 11 R-2 Vacant site to be rezoned from R-2 to R-7. Vacant 

14* 
38003118 
Lake Canyon Rd 

R-7 7 0.89 6 R-2 Vacant site to be rezoned from R-2 to R-7.  Vacant 

26PC 
38349056 
Prospect Ave 

R-7 7 0.72 4 N/A Vacant site. Privately owned. Properly zoned.  Vacant 

27PC 
38619217 
8572 Fanita Dr 

R-7 7 1.73 12 N/A 
Underutilized site with single-family home built in 
1950. Has dilapidated street/incomplete sidewalk. 
Privately owned. Properly zoned.  

Nonvacant 

28 
38669038 
8504 Fanita Dr 

R-7 7 0.68 4 N/A 
Vacant site along dilapidated street/incomplete 
sidewalk. Privately owned. Properly zoned. 

Vacant 

33PC 
38401115 
8750 Atlas View 
Dr 

R-7 7 1.85 9 N/A 
Underutilized site with single family home built on 
1958. Privately owned. Properly zoned.  

Nonvacant 

34PC 
38401255 
8742 Atlas View 
Dr 

R-7 7 0.91 6 N/A 
Underutilized site with single family home built on 
1954.Privately owned Properly zoned. 

Nonvacant 

35* 
37903031 
Mast Blvd 

POS/R-7 7 47.45 122 POS/IL 

Vacant site to be rezoned from POS/IL to POS/R-
7. Site has not been used as LI for 10 years; City has 
received pre-application from owner for MFR 
project in LI.  

Vacant 

Above Moderate Sites Subtotal 78.69 312   

Sites Inventory Total 182.14 2,235   
Asterisk (*) denotes sites that will be rezoned. 
PC denotes sites that appeared in the Previous Cycle (5th cycle).  
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Figure C-1: Residential Sites Inventory 
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Appendix D: Undeveloped/ 
Underutilized General Industrial (IG) 
Sites  
 
The City revised the Zoning Ordinance in January 2013 to allow emergency shelters within the General 
Industrial (IG) zone with a ministerial permit pursuant to SB 2 enacted in 2007.  The amendment 
allows owners of property within the IG zone to develop sites with emergency shelter in accordance 
with State law.  The IG zone covers approximately 111 acres on 130 parcels in Santee.  Vacant or 
underutilized parcels within the IG zone are presented in Table D-1.  See Figure D-1 on the next page 
for parcel locations on Woodside Avenue North.   
 

Table D-1: Undeveloped/Underutilized General Industrial 
(IG) Parcels 

Parcel Number Acreage Existing Uses/Improvements 

384-190-10 0.15 OUTDOOR STORAGE/ASPHALT  

384-180-50 0.78 OUTDOOR STORAGE/ASPHALT 

384-180-27 0.69 OUTDOOR AND FLEET STORAGE/ASPHALT 

384-180-20 0.19 UNDEVELOPED/UNIMPROVED 

384-180-13 0.59 OUTDOOR AND FLEET STORAGE/ASPHALT 

384-261-20 0.71 OUTDOOR STORAGE/ASPHALT 

TOTAL 3.11  

Source:  City of Santee, 2020. 

 
These parcels are considered underutilized because they are currently vacant or being used for outdoor 
storage or fleet storage with limited or no site improvements.  The undeveloped and underutilized IG-
zoned parcels have adequate capacity to accommodate an emergency shelter that could serve at least 25 
homeless individuals (identified unsheltered homeless population in Santee in January 2020) or at least 
one year-round emergency shelter.   
 



 

 

Page D-2 

Figure D-1: Undeveloped/Underutilized General Industrial Parcels 
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Assembly Bill 52 Formal Notice 
  



 

 
 
 
 

 
January 21, 2021  
 
Lisa Cumper, THPO 
Jamul Indian Village 
P.O. Box 612 
Jamul, CA 91935 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Ms. Cumper:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Mario Morales, Chairperson 
Mesa Grande Band of Mission Indians 
PMB 366 35008 Pala Temecula Rd. 
Pala, CA 92059 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Morales:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Art Bunce, Tribal Attorney 
Barona Band of Mission Indians 
P.O. Box 2516 
Escondido, CA 92033 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Bunce:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Tom Holm, Executive Director 
Kumeyaay Heritage Preservation Council 
5663 Balboa Ave. #610 
San Diego, CA 92111 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Holm:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Lisa Cumper, THPO 
Jamul Indian Village 
P.O. Box 612 
Jamul, CA 91935 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Ms. Cumper:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Mario Morales, Chairperson 
Mesa Grande Band of Mission Indians 
PMB 366 35008 Pala Temecula Rd. 
Pala, CA 92059 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Morales:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Art Bunce, Tribal Attorney 
Barona Band of Mission Indians 
P.O. Box 2516 
Escondido, CA 92033 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Bunce:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Tom Holm, Executive Director 
Kumeyaay Heritage Preservation Council 
5663 Balboa Ave. #610 
San Diego, CA 92111 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Holm:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Lisa Cumper, THPO 
Jamul Indian Village 
P.O. Box 612 
Jamul, CA 91935 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Ms. Cumper:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Mario Morales, Chairperson 
Mesa Grande Band of Mission Indians 
PMB 366 35008 Pala Temecula Rd. 
Pala, CA 92059 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Morales:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Art Bunce, Tribal Attorney 
Barona Band of Mission Indians 
P.O. Box 2516 
Escondido, CA 92033 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Bunce:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 



 

 
 
 
 

 
January 21, 2021  
 
Tom Holm, Executive Director 
Kumeyaay Heritage Preservation Council 
5663 Balboa Ave. #610 
San Diego, CA 92111 
 
Subject: Housing Element Update (Sixth Cycle) – AB52 Formal Notice 
    
Dear Mr. Holm:  
 
This letter is in response to your request for formal notification of projects for which the 
City of Santee is lead agency under California Public Resources Code section 21080.3.1, 
subdivision (b) of the California Environmental Quality Act.  Pursuant to Public Resources 
Code section 21080.3.1, subdivision (d), the City of Santee, Department of Development 
Services (City) is updating the Housing Element of the General Plan.   
 
The proposed project involves an update to the City of Santee’s Housing Element.  The 
Housing Element is a major component of the City’s General Plan that addresses 
adequate housing opportunities for present and future Santee residents from 2021 
through 2029, which represents the Sixth Cycle planning period.  It serves as the primary 
policy document guiding local decision-making related to housing.  The Housing Element 
is the only General Plan Element that requires review and certification by the State of 
California, through the Department of Housing and Community Development (HCD).  The 
Housing Element provides a detailed analysis of the City’s demographic, economic, and 
housing characteristics.  The Element also provides a comprehensive evaluation of the 
City’s progress in implementing housing programs related to housing production, 
preservation, and conservation.  Based upon Santee’s housing needs, available 
resources, constraints and opportunities for housing production, preservation, and its past 
performance, the updated Housing Element establishes an eight-year strategy of goals, 
objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 
 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
In accordance with Public Resources Code section 21080.3.1, subdivisions (b) and (d), 
you have 30 days from receipt of this formal notification to request in writing consultation 
regarding the Project.  Such request should be directed to:  
 
 Michael Coyne 
 Associate Planner 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
Please contact me if you have any comments or questions.  
 
Respectfully, 
 
 
 
Michael Coyne 
Associate Planner 
 
cc.    File 
 
 
 
 
 
 
 



 Initial Study Checklist/Environmental Checklist Form  

City of Santee Housing Element Update (Sixth Cycle: 2021-2029) 
 

 

Senate Bill 18 Consultation 



 

 
 
 
  

 
January 22, 2021 

 
Clifford LaChappa, Chairperson 
Barona Group of the Capitan Grande 
1095 Barona Road 
Lakeside, CA 92040 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. LaChappa: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Ralph Goff, Chairperson 
Campo Band of Mission Indians 
36190 Church Road, Suite 1 
Campo, CA 91906 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Goff: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Robert Pinto Sr., Chairperson 
Ewiiaapaayp Tribal Office 
4054 Willows Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Pinto: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Michael Garcia, Vice Chairperson 
Ewiiaapaayp Tribal Office 
4054 Willows Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Garcia: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Will Micklin, Executive Director 
Ewiiaapaayp Tribal Office 
4054 Willows Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Micklin: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Virgil Perez, Chairperson 
Iipay Nation of Santa Ysabel 
P.O. Box 130 
Santa Ysabel, CA 92070 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Perez: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Clint Linton, Cultural Resources Director 
Iipay Nation of Santa Ysabel 
P.O. Box 507 
Santa Ysabel, CA 92070 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Linton: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Rebecca Osuna, Chairperson 
Inaja Band of Mission Indians 
2005 S. Escondido Blvd. 
Escondido, CA 92025 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Osuna: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Erica Pinto, Chairperson 
Jamul Indian Village 
P.O. Box 612 
Jamul, CA 91935 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Pinto: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Lisa Cumper, THPO 
Jamul Indian Village 
P.O. Box 612 
Jamul, CA 91935 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Cumper: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Ron Christman,  
Kumeyaay Cultural Historic Committee 
56 Viejas Grade Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Christman: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Steve Banegas, Spokesperson 
Kumeyaay Cultural Repatriation Committee 
56 Viejas Grade Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Banegas: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Bernice Paipa, Secretary 
Kumeyaay Cultural Repatriation Committee 
P.O. Box 63 
Santa Ysabel, CA 92070 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Paipa: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Clint Linton, Director of Cultural Resources 
Kumeyaay Cultural Repatriation Committee 
P.O. Box 507 
Santa Ysabel, CA 92070 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Linton: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Kim Bactad, Executive Director 
Kumeyaay Diegueño Land Conservancy 
2 Kwaaypaay Court 
El Cajon, CA 92019 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Bactad: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Carmen Lucas,  
Kwaaymii Laguna Band of Mission Indians 
P.O. Box 775 
Pine Valley, CA 91962 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Lucas: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Javaughn Miller, Tribal Administrator 
La Posta Band of Mission Indians 
8 Crestwood Road 
Boulevard, CA 91905 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Miller: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Gwendolyn Parada, Chairperson 
La Posta Band of Dieguño Mission Indians 
8 Crestwood Road 
Boulevard, CA 91905 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Parada: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Nick Elliott, Cultural Resources Coordinator 
Manzanita Band of Kumeyaay Nation 
P.O. Box 1302 
Boulevard, CA 91905 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Elliott: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Angela Elliott Santos, Chairperson 
Manzanita Band of Kumeyaay Nation 
P.O. Box 1302 
Boulevard, CA 91905 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Elliott Santos: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
David Thompson, EPA 
Manzanita Band of Kumeyaay Nation 
P.O. Box 1302 
Boulevard, CA 91905 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Thompson: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Virgil Oyos, Chairperson 
Mesa Grande Band of Mission Indians 
P.O. Box 270 
Santa Ysabel, CA 92070 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Oyos: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Allen E. Lawson, Chairperson 
San Pasqual Band of Mission Indians 
P.O. Box 365 
Valley Center, CA 92082 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Lawson: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
John Flores, Environmental Coordinator 
San Pasqual Band of Mission Indians 
P.O. Box 365 
Valley Center, CA 92082 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Flores: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Cody J. Martinez, Chairperson 
Sycuan Band of the Kumeyaay Nation 
1 Kwaaypaay Court 
El Cajon, CA 92019 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Martinez: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Lisa Haws, Cultural Resources Manager 
Sycuan Band of the Kumeyaay Nation 
1 Kwaaypaay Court 
El Cajon, CA 92019 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Haws: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Robert J. Welch, Jr., Chairperson 
Viejas Band of Kumeyaay Indians 
1 Viejas Grade Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Welch: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Randy Sandoval, Jr., Environmental Specialist 
Viejas Band of Kumeyaay Indians 
1 Viejas Grade Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Sandoval: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Ernest Pingleton, THPO 
Viejas Band of Kumeyaay Indians 
1 Viejas Grade Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Mr. Pingleton: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:mcoyne@cityofsanteeca.gov


 

 
 
 
  

 
January 22, 2021 

 
Julie Hagan,  
Viejas Band of Kumeyaay Indians 
1 Viejas Grade Road 
Alpine, CA 91901 
 
Subject:  Native American Consultation (SB 18 Consultation) for the City of Santee 

Housing Element of the General Plan 
 
Dear Ms. Hagan: 
 
The City of Santee, Department of Development Services (City) has initiated the above 
referenced project and is requesting your review of the proposed project to determine if 
formal consultation is appropriate pursuant to Government Code Section 65352.3 
(Senate Bill 18). The proposed project is described as follows: 
 
Project Location:  The proposed project covers the entire jurisdictional limits of the City 
of Santee, which encompasses approximately 17 square miles (10,615 acres) in eastern 
San Diego County, and is located approximately 18 miles east of downtown San Diego.   

 
Project Description:  The proposed project involves an update to the City of Santee’s 
Housing Element.  The Housing Element is a major component of the City’s General Plan 
that addresses adequate housing opportunities for present and future Santee residents 
from 2021 through 2029, which represents the Sixth Cycle planning period.  It serves as 
the primary policy document guiding local decision-making related to housing.  The 
Housing Element is the only General Plan Element that requires review and certification 
by the State of California, through the Department of Housing and Community 
Development (HCD).  The Housing Element provides a detailed analysis of the City’s 
demographic, economic, and housing characteristics.  The Element also provides a 
comprehensive evaluation of the City’s progress in implementing housing programs 
related to housing production, preservation, and conservation.  Based upon Santee’s 
housing needs, available resources, constraints and opportunities for housing production, 
preservation, and its past performance, the updated Housing Element establishes an 
eight-year strategy of goals, objectives and action programs that address housing. 
 
The Draft Housing Element (Sixth Cycle) can be downloaded at the following link: 
https://www.cityofsanteeca.gov/services/city-news 



 

2 
 

No archaeological survey has been conducted at this time since this is a planning-level 
document. Future site-specific housing developments would be subject to additional 
environmental review and may require archaeological field surveys. 
 
Lead Agency Point of Contact: 
 
 Michael Coyne 
 City of Santee 
 10601 Magnolia Avenue 
 Santee, CA 92071 
 Phone: (619) 258-4100, Extension 160 
 Email: mcoyne@cityofsanteeca.gov 
 
  
If you have any questions or would like to request formal consultation, please contact me 
within 90 days from the date of certified receipt of this letter. I can be reached by phone 
at (619) 258-4100, ext. 160 or via email at mcoyne@cityofsanteeca.gov. 
 
Sincerely, 
 
 
 
Michael Coyne, AICP 
Associate Planner 
 
C:      File 
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