MID-CITY COMMUNITIES PLAN UPDATE FOR KENSINGTON-TALMADGE

The first draft of the Mid-City Communities Plan that will define Kensington-Talmadge
and the other Mid-City Communities for 30 years has been released. The plan will
determine development density and guide the associated quality of life components:
parks, libraries, transportation, infrastructure, and public safety.

An analysis by Mid-City community leaders has identified severe shortcomings within
the draft plan. The location and nature of the density increases are not compatible with
the historic nature of our community, and increase density while making no
commitments for funding amenities and infrastructure.

Increased development in Kensington-Talmadge should be appropriate and in the
correct areas; a plan that works for all of Kensington-Talmadge, not one taking direct
aim at the single-family neighborhoods in our community.

Specific issues with the City’s Mid-City Communities Plan include:

* Legally enforceable up-zoning is paired with only an aspirational discussion of
new infrastructure and amenities, as opposed to what was done in the 1998 plan.
(Phrasing such as "encourage", "support”, "can", instead of “will” or “shall”).

¢ The proposed SB79 (State mandated transit-oriented development upzoning)
Alternative Plan submitted by the Kensington-Talmadge Planning Group was not
mentioned or incorporated into the draft plan. Our Alternative Plan complies with
SB79, yet limits the impact to single-family homes.

e The boundaries of existing and proposed historical districts were not included in
the draft plan, nor were they respected in the City’'s zoning decisions.

¢ Significant expansion of parks, schools and other public facilities occurred in
other Mid-City communities, but not in Kensington-Talmadge.

e Zoning/Amenity funding mismatch: density increased substantially without
matching increases in public-facility funding.

e Many of the proposed parks are not viable for various reasons, including private
land, topography, and easements.

e The commercial zone on Euclid Avenue was not extended to Monroe Avenue as
proposed by the Kensington-Talmadge Planning Group.

¢ Nothing was included in the draft plan regarding Aldine Drive and the
intersection of Monroe Avenue and Euclid Avenue.

Additionally, the plan does not break out data by Community Planning Group (CPG)
which masks the deficiencies that exist in Kensington-Talmadge.



A very significant issue with the draft plan is the failure to mention or include all the
existing City and State bonus development programs, i.e., Bonus ADUs, SB79 Transit
Oriented Development, and Complete Communities Housing Solutions, etc.

With bonus programs, much of the proposed zoning will allow for:

e 6-STORY TO 8-STORY MULTI-FAMILY APARTMENT BUILDINGS
e IN KENSINGTON - FROM 1 BLOCK NORTH OF ADAMS SOUTH TO EL CAJON BLVD
» IN TALMADGE - FROM MADISON SOUTH TO EL CAJON BLVD

6-Story 8-Story

It is important that YOU provide input about the plan by attending the next Kensington-
Talmadge Community Planning Group Meeting in person where the City of San Diego
planners will present the First Draft of the Community Plan:

WHEN: September 21st at 6:30 PM
WHERE: Kensington Community Church, cormner of Alder & Marlborough in Kensington

IMPORTANT LINKS
WRITTEN COMMENTS: (Deadline Oct, 2, 2026)

hitps://docs.google.com/forms/d/e/1FAIpQL SfpHhKz gtnurpowrs 9BNmgHBH3gxcY ZauNfitWF TkVPdHF I Eafviewform

VIEW DRAFT PLAN:

https://www.sandiego.gov/sites/default/files/2026-08/draft-mid-city-cpu.pdf
INTERACTIVE LAND USE MAP:

hitps://webmaps.sandieqo.gov/portal/apps/experiencebuilder/experience/?id=c883f3c20c0247 d3bf99a02869d12495

Neil Winner David Moty



30-year plan foresees denser Mid-City

Main thoroughfares
would see high-rise
and mid-rise housing

By David Garrick
UNION-TRIBUNE

Many of San Diego’s eastern
suburbs would undergo a housing
and population boom in a newly
proposed 30-year vision for an
8,000-acre swath of the city that
San Diego officials call Mid-City.

Thenew proposed development
blueprint for City Heights, Normal
Heights, Kensington, Talmadge,
Rolando and some nearby areas

could boost the number of homes
from 54,000 to 96,000 and the
total population from 138,000 to
227,000.

The plan, which city officials
hope to finalize next spring, would
bring high-rise and mid-rise hous-
ing to much of El Cajon Boule-
vard, Fairmount Avenue, Federal
Boulevard, University Avenue and
nearby streets.

Other areas — Adams Avenue,
Euclid Avenue and College Grove
Drive —would also see more dense
housing, but the changes would be
somewhat less dramatic.

Areas of single-family homes
that are not near major streets
would also see changes, because

the plan would allow a wider range
of housing types there, including
townhomes, cottages and other
options that allow for greater
density than a typical single-fam-
ilyhome.

Some community leaders in
the affected neighborhoods are
criticizing the proposal, saying it
wouldn’t provide enough addi-
tional park space, expanded librar-
iesor other amenities to supportso
many more people.

Those leaders also say it’s
wrong to combine such a varied
group of neighborhoods together
in the same development blue-
print and that the priorities and
cultural makeup of those areas

need varied solutions.

City officials say the 159-page
proposal would add nine new
traditional parks and 24 smaller
pocket parks to the Mid-City area,
and that library branches in Oak
Park and Kensington could get
expanded or replaced.

But neighborhood leaders
stress that all parts of the sprawl-
ing Mid-City area would still have
significantly less park space per
person thancity guidelines call for.

They also note that the only
binding part of the new plan
would be the zoning changes that

See MID-CITY on Page A6
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increase density. They char-
acterize the other compo-
nents of the plan as a wish
list of ideas that they expect
wouldn’t come to fruition
without funding.

City officials said they
welecome such feedback as
the plan progresses. A revised
version is slated for release
later this vear.

“3an Diego needs more
hemes people can afford, and
Mid-Cityisanimportant part
of meeting that need,” Mayor
Todd Gloria said. “I encour-
age Mid-City residents to
review the draft, make their
voices heard and help us get
this right”

But David Moty, chair of
the Kensingron-Talmadge
Conmunity Planning Group,
said the city has essentially
ignored more than two years
of input from community
Ieaders since the process of
updating the area’s develop-
ment blueprint was launched.

“As a community we were
allowed to speak, but the
Planning Department never
intended to listen” Moty said.

Heidi Vonblum, the city's
planning director, painted a
different picture.

“The first draft of the
Mid-City Communities
Plan Update is the result of
vears of collaboration with
community members, local
businesses and community
organizations to create a
shared vision for Mid-City’s
future,” she said. “Thisisan
important step, but it is not
the final step. We encourage
evervone wholives, worksar
spends time in Mid-City to
review the draft, share their
feedback and continue help-
ingshape a plan that reflects
the community’s priorities
{for generations to come,”

The plan envisions mixed-
use corridors with high-rise
housing above ground-floor
retailand new neighborhood
gathering spaces to make
many areas of Mid-City more
active and inviting.

Italso calls for new transit
villages near rapid bus lines,
suchas Route 211 planned for

Adams Avenue, and around
two Mid-City stops on the
proposed future Purple Line
of the trolley: Euclid Avenue
and Dwight Street/43rd
Street.

The Purple Line, which
could be built as soon as
2035 or 2040, would travel
through Mid-City along the
path of Interstate 805 from
SanYsidrotoSorrento Valley.

The kind of upzoning and
dense housing envisioned for
Mid-City is similar to new
development blueprints San
Diego has adopted for other
neighborhoods in recent
years — including University
City, Hillcrest, Mira Mesa,

Kearny Mesa, Mission Valley

and the Midway District near
the ¢ity’s sports arena.

Vonblum says those plans
and this one must include a
wide variety of possible loca-
tions for high-rise housingto
give developers choices. She
also says the zoning must
allow enough units of hous-
ingi'm make projects profit-

e

She and other ity officials
stress that it's unlikely devel-
apers will build all 42,000
additional housing units the
new blueprint would allow,
estimating that roughly
30,000 new units would be
builtin Mid-City.

Community leaders say
the new proposal is in stark
contrastto the Jastnew devel-
opment blueprint for the
area, which the City Council
approved in 1998,

Thatplan actually reduced
housing densities in some
areas and helped shrink the
population of Mid-City from
146,000in2000t0135000in
2024.

Lynn Edwards — a neigh-
borhood leader for Rolando,
ElCerritoand other commu-
nities that make upwhat San
Diego calls the city’s Eastern
Area—blames the 1998 plan
for the lack of development
there.

She said the lack of ambi-
tion and vision in that plan 28
vears ago caused the Eastern
Area — which also includes
0Oak Park, Webster and
Redwood Village — to atro-
phyinstead of prosper.

A lot has changed since

!4

Aview of City Heights In the foreground, with Normal

then, said Paul Coogan,
chair of the Normal Heights
Planning Group. The impact
of Amazon on retail has
reduced how much brick-
and-mortar retail space
neighborhoods need, and
ride-hailing services like
Uber have changed mobility
options.

The new proposal would
bring dramatic changes to
Normal Heights, Coogan
added. “It’s a seismic shift,”
he said.

He said his neighbors are
OK with boosting housing
density, especially on major
roads like El Cajon Boule-
vard. But he said more parks
and amenities are needed,
calling the plan “under-
whelming” in that s

“We've been behind on
infrastructure, amenities and
economic development since
the 1998 plan, and this planis
worse,” Coogan said. “These
are the things you need when
people are going to be living
cheelk tojowl”

Edwards agreed with
Coogan that it makes more
sense for neighborhood lead-
erstofight for amenities than
toresistthe added density the
cityis proposing.

“I don't know a planning
group that’s won a battle
with the city over density”
she said.

But the plan is getting a

different reception in Kens-
ington and Talmadge, where
many residents want to
preserve the historic charm
of the neighborhoods.

Moty said the city’s
proposil Shotild place figh-
rise and mid-rise housing far
enough from historic areas to
avoid damaging the ambience
—butitdoesn't.

“The draft plan's purpose
seems to be about aggres-
sively destroying as many
historic resources as it
can in the Kensington and
Talmadge neighborhoods,”
Moty said, “It takes particu-
laraimatwipingout thecity’s
best collection of remain-
ing modest-sized Spanish
Colonial Revival homes and
cottages in southern Kens-
ington.”

While a new state law, SB
79, requires the city to allow
dense housing in some parts
of Kensington and Talmadge
because of nearby rapid bus
lines, Moty said the city could
take advantage of an element
of the law that allows the city
to move such dense housing
toanother, nearby place.

Moty said he requested
that at public workshops
and in emails to the city, but
ithasn't happened.

He said the city had also
disregarded his request 1o
zone the west side of Euclid
Avenue near Monroe Street

Heights in the distance beyond
Interstate 15, on Friday. On the right is Kensington. NELVIN C.CEPEDA / U-T

as neighborhood-serving
commercial. His goal was to
allow for coffeehouses and
other gathering placeson a
quieter street than El Cajon
Boulevard, but he said city
othéls ignored fis idea.

But the area of Mid-City
that stands in sharpest
contrast to the rest might be
City Heights.

San Diego's most ethni-
cally diverse community,
City Heightsis a place where
residents speak as many as
57 different languages with
roughly 100 dialects. The
area is also home to many
new immigrants, as wellasto
anunusually high percentage
ofresidents whodon'town a
car.

“City Heights isverydiffer-
ent than Normal Heights
— differentneedsand a differ-
entcultural makeup,” Coogan
said.

Community leadersin City
Heights are calling the new
proposal amajor opportunity.

“This update is a chance
to correct course after more
than 25 years of a plan that
hasn't kept pace with our
community’s needs,” said
Alexis Villanueva, chief
executive of the City Heights
Community Development
Corp. “We're hopeful it can
support the kind of growth

and investment our neigh-

berhood deserves.”

Incomes are also lower
in City Heights, the Eastern
Area and Normal Heights
than in wealthier Kensing-
tonand Talmadge,

“The city continues to try
to lump many unique plan-
ningareas together,” Edwards
said, “It feels like we're being
shoehorned into something”

The city lumped the
Mid-City area together in
the 1960s before it began
neighbarhood zoning on a
smaller scale. The arca was
Tater divided into four sepa-
rate community planning
groups in the 1980s.

The overall Mid-City area
is nertheast of downtown,
east of North Park, south of

- Mission Valley and west of

LaMesa. Itisbounded on the
south in many places by state
Route 94.

Mostofthearcawasdevel-
oped roughly a century ago
as part of the city’s street-
car network. City Heights
and parts of Kensington and
Talmadge were partofasepa-
rate ity called East San Dicgo
that was annexed m1923.

For years, much of the
areawas shaped by redlining,
where banks' discriminatory
lending practices led to racist
restrictions on where people
of color could live.

As a mostly non-White
area, Mid-City for years was
denied amenities like parks —
leavingit behind other neigh-
borhoods in a problem eity
leaders still haven't solved.

Mid-City is represented
on the City Couneil by Sean
Elo-Rivera, who lives in
Kensington,

“This first draft reflects
vearsof community inputand
is an important step toward
more housing choices, safer
ways to get around, and the
cleaner air, parks, librarics
and public spaces our neigh-
borhoods deserve,” Elo-Ri-
vera said.

“As this process moves
forward, growth must be
aimed at creating a health-
ier community where San
Diegans can see a future for
themselves and the people
they love. I encourage the
community to review the
draft and keep making their
voices heard”
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