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1.0  Introduction & Overview 

1.1  Purpose of Solicitation 
The County of San Diego (“County”) is a political subdivision of the State of California.  The County 

operates pursuant to State of California law and a charter and is governed by an elected five-member 

Board of Supervisors.  The County provides a full range of general government services including police 

protection, detention and correction, public assistance, health services, recreation, library, flood control, 

public works and facilities, inactive waste management, airport management and general financial and 

administrative support. 

The County is seeking proposals from development teams selected from the County’s recent Request for 

Statement of Qualifications (“RFSQ”) process for the opportunity to enter into a long-term ground lease 

with the County for the development of two parcels (“Site”) consisting of County Parcel 2014-0210-

B/Assessor Parcel 533-322-13 (approximately 8,581 square feet) and County Parcel 2014-0210-

C/Assessor Parcel 533-322-12 (approximately 16,989 square feet), located in the vibrant Little Italy 

neighborhood of Downtown San Diego.   

1.2 Project Background 
In March, 1985 and July, 1998, the County acquired the property known as the Cedar/Kettner site 

(“Property”) (Assessor Parcel Numbers 533-322-04, 05, 06, 07, 09, and 10).  The Property is located in 

the Little Italy neighborhood of San Diego, and consists of a portion of a full city block bounded by Cedar 

Street on the north, Kettner Boulevard on the east, Beech Street on the south and a 

railroad/Metropolitan Transit District right-of-way to the west.  The construction and recent completion 

of the nearby Waterfront Park at the County Administration Center created a need to relocate employee 

parking to another location.   

On June 19, 2012, the County was authorized to award two contracts on the Property: (1) to prepare 

and demolish all existing structures and (2) for a design-build parking structure to accommodate the 

County’s employee parking needs (the Phase I improvements on the Property).  The County’s parking 

structure has been completed and serves County employee parking needs during regular office hours or 

as needed by the County after regular office hours.  During evenings and weekends when the structure 

is not needed by the County, it is available as paid parking for use by the general public.  Since the 

parking structure does not use the entire Property, the County desires to select a development team to 

enter into a long-term ground lease with the County for the development of the Site with a mixed-use, 

Class-A multi-family project consistent with the zoning and design guidelines for the Site.  

In April 2015, the County issued a Request for Information to gauge developer interest and proposals for 

potential projects for the Site.  A majority of the respondents expressed interest in developing the Site 

with a residential mixed-use project including market rate housing, affordable housing, veteran housing, 

senior housing and micro-housing. 
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On February 14, 2017 the County’s Board of Supervisors authorized County staff to proceed with a 2-

step process for the issuance of an RFSQ (Step 1) and this subsequent RFP (Step 2) seeking proposals for 

the ground lease and development of the Site. The County issued the RFSQ on April 21, 2017, 2017 to 

qualify and shortlist potential development teams to progress to this RFP phase.  The respondents to the 

RFSQ were asked to provide detailed information regarding their proposed development teams (subject 

to certain minimum requirements) in addition to demonstrating financial capability and a history of 

comparative projects.  This RFP is being issued to those teams that meet the minimum qualifications 

outlined the RFSQ. 

2.0  Site Overview 

2.1 Site Description 
The Property is located in the vibrant 

Little Italy neighborhood of Downtown 

San Diego and consists of an entire city 

block which measures approximately 

52,500 square feet.  The Property is 

bounded by Cedar Street to the north, 

Kettner Boulevard to the east, Beech 

Street to the south and a 

railroad/Metropolitan Transit District 

right-of-way to the west.  On Parcel 1 

(Assessor Parcel 533-322-11/County 

Parcel 2014-0210-1 - approximately 

27,007 square feet) located at the 

northwest corner of the Property, the 

County has completed construction of a 

640-space parking structure that is used 

by County employees during regular 

office hours or as otherwise determined 

by the County and is available as paid 

parking for the general public during 

evenings and weekends.  The Site 

consists of the remaining two parcels on the Property.  Parcel 2 (County Parcel 2014-0210-B/Assessor 

Parcel 533-322-13 approximately 8,581 square feet) is located on the northeast section of the Property 

and Parcel 3 (County Parcel 2014-0210-C/Assessor Parcel 533-322-12 approximately 16,989 square feet) 

is located on the southern portion of the Property.  The County anticipates ground leasing the Site for 

future development. 
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The Site has outstanding access (.6 mile) to Interstate-5 and enjoys a prime location a few short blocks 

to North Embarcadero, the County’s Waterfront Park, Horton Plaza shopping mall, San Diego Padres’ 

Petco Park, San Diego Bay and Balboa Park.  The Site is very well served by local bus routes and also 

boasts a light rail station (County Center / Little Italy Station) directly on its western edge making the 

Site a prime and rare transit-oriented 

development opportunity. 

2.2  Project Scope 
The County anticipates entering into a 

long term ground lease for the two 

undeveloped parcels [Parcel 2 and Parcel 

3].  A full map of the Site can be found in 

Appendix A.1. 

Parcel 2 (CPN: 2014-0210-B) /Assessor 

Parcel 533-322-13 

 Approximately 42 feet x 203 feet 

 8,581 total square feet 

 .197 acres 

Parcel 3 (CPN: 2014-0210-C) /Assessor 

Parcel 533-322-12 

 Approximately 98 feet x 175 feet 

 16,989 total square feet 

 .39 acres 

As shown on the site map, the County will 

be reserving an approximately 33-foot 

wide access easement at the southern edge of Parcel 2 with sufficient height to allow ingress-egress to 

the County’s parking structure located on Parcel 1, and a required path of ingress-egress easement on 

Parcel 3.  Improvements on Parcels 2 and 3 will need to accommodate for the County’s easements, but 

development will be allowed above the easements.   

Parking for the private development will need to be accommodated on the Site.  The County is open to 

development scenarios that incorporate the use of the County’s parking structure’s ingress/egress 

points as well as its ramping and circulations.  Proposed access through the County’s parking structure 

should acknowledge the County’s right to change circulation patterns or parking stalls within the parking 

structure. The County’s parking structure has been constructed to allow the possibility of access from 

the County garage into Parcel 3 for new parking within the Site.   



RFP for a Ground Lease with the County of San Diego for the Development of the Cedar & Kettner Site 

  5 

It is the County’s expectation that the developer will enter into a long-term ground lease with the 

County and will be responsible for designing, entitling, financing, building and operating any proposed 

development on the Site.  The County will consider a lease term of between 60 years to 99 years. 

2.3  Allowable Uses 
The Site is zoned as Residential Emphasis (RE) and lies within the Little Italy Sun Access (LISA) overlay 

zone of the Centre City Planned District Ordinance (PDO).  The RE zoning allows for a variety of uses 

(office, hotel, and retail) but requires at least 80% of the gross floor area to be residential uses.  The Site 

is zoned CCPD-R and the zoning allows for minimum floor area ratio (“FAR”) of 3.5 and a maximum FAR 

of 6.0.  FAR bonus may be earned and/or purchased. 

2.4  Review of Planning Documents 
RFP respondents should review the City of San Diego’s General Plan, Downtown San Diego Community 

Plan, the Center City Planned District Ordinance, the Downtown Design Guidelines and all other relevant 

documents to understand all of the development standards for the Site prior to preparing design 

concept narratives and basic concept drawings.  

2.4.1  Downtown Community Plan 

The Downtown Community Plan (Plan) focuses on promoting a mixed-use environment and strategies to 

achieve building intensities to ensure efficient use of available land in downtown.  In addition, the Plan 

establishes several kinds of incentives and exemptions to promote desirable civic benefits which include 

encouraging retail development along active streets, affordable housing and a FAR bonus program to 

promote development of parks and public infrastructure. 

The goals of the Downtown Community Plan are supported by the Plan’s “Guiding Principles” which 

provide the platform for the detailed policies of the Plan and implementing ordinances.  These Principles 

envision a world-class downtown which blends together a neighborhood of diverse incomes, a broad 

array of supporting stores and services and plentiful opportunities for living in close proximity to jobs, 

transit and shopping.  The goals have been shaped by input from community members and 

stakeholders, research into overall existing conditions and opportunities, enduring historical and cultural 

attributes and specific issues such as economic and market conditions.   

2.4.2  Centre City Planned District Ordinance 

The purpose of the Centre City Planned District Ordinance (CCPDO) is to establish land use regulations 

and design and development criteria to implement the Downtown Community Plan.  This Ordinance is 

intended to establish regulations that will: 

 Establish downtown San Diego as the physical and symbolic heart of metropolitan San Diego as 

well as the regional administrative, commercial, and cultural center; 

 Reinforce transit with a pedestrian emphasis; 
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 Link together a collection of unique, diverse and memorable neighborhoods within downtown, 

with a full complement of uses, distinctive streetscapes, character and scale; and 

 Reconnect downtown’s neighborhoods to the waterfront, Balboa Park, and the surrounding 

neighborhoods. 

2.4.3  Downtown Design Guidelines 

Based on the Plan and the Guiding Principles outlined above, the Downtown Design Guidelines 

(“Guidelines”) are intended to provide a blueprint that will further enhance the natural beauty, physical 

character and livability of downtown San Diego.  The Guidelines, when utilized in conjunction with 

neighborhood-specific guidelines and the Centre City Planned District Ordinance (CCPDO), will help 

achieve the vision and guiding principles of the Plan, resulting in San Diego’s continued prominence as a 

distinctive, world-class downtown.  The Guidelines provide a framework for 4 major areas -- Urban 

Design Framework, Street Corridor Guidelines, Blocks & Buildings Guidelines and Public Art Guidelines. 

2.5 Property Due Diligence 
Every effort has been made to confirm the accuracy of the information contained in this document and 

its attachments.  While County believes all information in this document is correct, it does not guarantee 

the accuracy and assumes no responsibility for any inaccuracies.  Potential respondents are encouraged 

to perform their own due diligence and investigations prior to submitting any response. 

 

 


