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THE ULI MISSION

The Urban Land Institute provides leadership in the responsible use of 
land and in creating and sustaining thriving communities worldwide.

2



The TAP would like to thank ULI staff and volunteer advisors Greg Shannon of Sedona Pacific and 
Michele Vives of Douglas Wilson Companies for their input and recommendations. We would also 
like to acknowledge San Diego Land Lawyers, Inc. for sponsoring the Pro Bono TAP activities.

3

ACKNOWLEDGEMENTS



TABLE OF 
CONTENTS

1. About TechnicalAssistancePanelsΧΧΧΧΧΧΧ...............5

2. IntroductionΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ..ΧΧΧΧ7

3. Summaryof TAPΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ..................11

4. Scopeof WorkΧΧΧΧΧΧΧΧΧΧ..ΧΧΧΧΧΧ.................13

5. ZoningandLandUseΧΧΧΧΧΧΧΧΧΧΧΧΧ.ΧΧΧΧΧ...15

6. CommunityDemographicsΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ..19

7. Environmental& SiteConsiderationsΧΧΧΧΧΧΧΧΧ..20

8. RecommendationsΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ.22

9. RelocateWarehouseΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ.24
4

10. RecommendedProjectΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ26

11. Partnerwith AffordableHousingDeveloperΧΧΧΧΧΧΧΧΧ.27

12. PrimaryFundingSourcesΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ30

13. Requestfor ProposalsΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ..32

14. AvoidEntitlementProcessΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ33

15. DevelopmentCostsΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ40

16. ProjectUseDiagramΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ.41

17. ProjectTimelineΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ.43

18. ConclusionsΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ44

19. Panelists& BiographiesΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧΧ.45



ABOUT TECHNICAL 
ASSISTANCE PANELS

The Urban Land Institute (ULI) was founded in 1936 as a non-profit institute to 
conduct research and provide information on all aspects of real estate 
development and land use policy. ULI has more than 34,000 public and private 
sector members comprised of professionals in all aspects of real estate 
development, policy, and regulation. The ULI has 65 district councils in The 
Americas, Europe, the Middle East and Asia, a worldwide staff of 155, and a $50 
million annual operating budget in FY2012. The ULI has been a leader in smart 
growth, mixed use development, urban redevelopment, transportation, and 
affordable housing. The ULI San Diego-Tijuana District Council was established in 
1997 and has over 800 members that represent a vast spectrum of real estate 
disciplines. They include architects, engineers, developers, builders, planners, 
lenders, brokers, accountants, attorneys, academics and students. 

Since мфптΣ ¦[LΩǎ !ŘǾƛǎƻǊȅ {ŜǊǾƛŎŜǎ ǇǊƻƎǊŀƳ Ƙŀǎ ōŜŜƴ ŀǎǎƛǎǘƛƴƎ ŎƻƳƳǳƴƛǘƛŜǎ ōȅ 
bringing together panels of seasoned real estate, planning, financing, marketing, 
and development experts to provide unbiased pragmatic advice on complex land 
use and development issues. Often these panels meet with the sponsoring 
government or non-profit entity for five days at a fee of about $110,00, and 
typically address issues of a broad and long-range scope.

The ULI District Councils provide panel services of one day. A fee is charged for the 
advisory service, but the panel members are not compensated for their time. To 
ensure objectivity, panel members cannot be involved in matters pending before 
or be working for the sponsor and cannot solicit work from the sponsor during the 
ǇŀƴŜƭΩǎ ŀǎǎƛƎƴƳŜƴǘ ǇŜǊƛƻŘ.

Sponsors request technical assistance services on complex land use issues. The 
District Council assists the sponsor in refining the scope of the assignment and in 
organizing the panel efforts. Panels are then formed to provide the expertise to 
address those issues. At the conclusion of the work period, the panel issues a report 
with recommendations to the sponsor.

About the YLG Pro Bono Tap Program

A portion of the ULI San Diego-Tijuana membership consists of a Young Leaders 
Group (YLG) which encourages networking and education for young professionals 
under the age of 35. In 2014, eleven ULI San Diego-Tijuana Young Leaders came 
together to conduct ULI San Diego-¢ƛƧǳŀƴŀ 5ƛǎǘǊƛŎǘ /ƻǳƴŎƛƭΩǎ ŦƛǊǎǘ-ever Pro Bono 
Technical Assistance Panel. The Pro Bono TAP program was modeled after the YLG 
TAP program in Orange County/Inland Empire. 

Pro Bono TAPs are a way for ULI Young Leaders to give back to the community. ULI 
San Diego-Tijuana acknowledges all the members who served on the San Diego 
Rescue Mission TAP for giving their time and talent to support a local organization 
that benefits the poor and homeless in Southern California. 
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"There still are nearly 5,000 unsheltered homeless or indigent 
citizens who need our continued support to survive and be 
safe in this wonderful ŎƛǘȅΦέ 

- Herb Johnson, President /CEO, San Diego Rescue Mission
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INTRODUCTION

THE SAN DIEGO RESCUE MISSION

The San Diego Rescue Mission is a nonprofit, Christian-based organization. Its roots formed in 
1954 when a group of local church and business leaders began providing food, clothing and 
spiritual guidance to the growing homeless population. In 1958, the nonprofit began to offer 
short-term shelter and services. Later in 1988, the San Diego Rescue Mission created a 
program to offer education and vocational training to members of the homeless population.

¢ƘŜ {5waΩ{ Ƴƛǎǎƛƻƴ ƛǎ ŘǊƛǾŜƴ ōȅ ǘƘŜ ōŜƭƛŜŦ άƛƴ ǘƘŜ ƛƴƘŜǊŜƴǘ ǿƻǊǘƘ ƻŦ ŜǾŜǊȅ ƘƻƳŜƭŜǎǎ ƳŀƴΣ 
ǿƻƳŀƴΣ ŀƴŘ ŎƘƛƭŘΦέ Lǘ ōŜƭƛŜǾŜǎ ƛƴ ǎǇǊŜŀŘƛƴƎ άǘƘŜ ƎƻƻŘ ƴŜǿǎ ƻŦ ǎŀƭǾŀǘƛƻƴ ǘƘǊƻǳƎƘ /ƘǊƛǎǘ ōȅ 
serving the needs of the poor, addicted, abused, and homeless, thus improving the quality of 
ǘƘŜƛǊ ƭƛǾŜǎΦέ

The Urban Land Institute San Diego-¢ƛƧǳŀƴŀΩǎ ¸ƻǳƴƎ [ŜŀŘŜǊǎ DǊƻǳǇ 
conducted a pro bono Technical Assistance Panel (TAP) on September 30, 
2014 for the San Diego Rescue Mission (SDRM). The YLG pro bono TAP 
program provides charitable organizations, such as SDRM, with findings and 
recommendations that can be used to solve real estate and land use issues 
in a uniquely objective way. At the same time, the TAP process provides ULI 
Young Leaders with a means to give back to their communities, while 
ƘŜƭǇƛƴƎ ǘƻ ǇǊƻƳƻǘŜ ¦[LΩǎ Ƴƛǎǎƛƻƴ ƻŦ ǇǊƻǾƛŘƛƴƎ ƭŜŀŘŜǊǎƘƛǇ ƛƴ ǘƘŜ ǊŜǎǇƻƴǎƛōƭŜ 
use of land and in creating and sustaining thriving communities worldwide. 

In the fall of 2014, ULI San Diego-Tijuana YLG began looking for a charitable 
organization with complex land use and real estate needs. Several 
applications were received, as part of the solicitation process to conduct a 
pro bono TAP. SDRM was selected among the applicants as their land use 
and real estate issues and questions presented a unique and challenging 
project that would require the objective analysis of Panelists from a variety 
of real estate disciplines.

¢ƘŜ wŜǇƻǊǘ ǘƘŀǘ Ŧƻƭƭƻǿǎ ƛǎ ŀ ǊŜǎǇƻƴǎŜ ǘƻ {5waΩǎ {ŎƻǇŜ ƻŦ ²ƻǊƪ ǿƘƛŎƘ ōƻǘƘ 
ŀŘŘǊŜǎǎŜǎ {5waΩǎ ƪŜȅ ǊŜŀƭ ŜǎǘŀǘŜ ŀƴŘ ƭŀƴŘ ǳǎŜ ǉǳŜǎǘƛƻƴǎ ŀƴŘ ƳŀƪŜǎ 
recommendations that are intended not only to help SDRM, but any other 
organization that may face similar obstacles. 
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The San Diego Rescue Mission provides five different programs:

ÅHousing 

ÅHunger Relief

ÅMental Health Counseling

ÅAlumni Aftercare

ÅEducation/Awareness

In its 60th year, the San Diego Rescue Mission now provides (on a monthly 
basis):

ÅNearly 12,500 nights of shelter

ÅMore than 37,000 hot meals

ÅMore than 82,000 hours of education, work training, rehabilitation and 
Christian care to residents of its long-term programs

According to its 2013 annual report, the San Diego Rescue Mission:

ÅProvided shelter for more than 2,000 women and children

ÅServed 448,936 nutritious meals

ÅProvided medical care to 138 men and women

ÅSaw 87 men and nine women graduate from its programs

ÅOversaw the birth of three children
8



HOMELESSNESS IN SAN DIEGO COUNTY

The TAP sought to understand homelessness in the County through a review of 
resources published by stakeholders. Each year, the nonprofit Regional Task Force 
on the Homeless provides a "count" of the number of homeless people in San 
Diego County. The count allows the U.S. Department of Housing and Urban 
5ŜǾŜƭƻǇƳŜƴǘ ǘƻ ǇǊƻǇŜǊƭȅ ƛǎǎǳŜ ŦǳƴŘƛƴƎ ŦƻǊ ǘƘŜ ŎƻǳƴǘȅΩǎ ǊŜǎƻǳǊŎŜǎ ǘƻ ŀƛŘ ǘƘŜ 
homeless population.

WHO ARE SAN DIEGOõS HOMELESS?

In 2014, the San Diego Regional Homeless Point-In-Time (PIT) Count took place 
on the night of January 23rd.  The annual PIT Count represents a component of 
ǘƘŜ {ŀƴ 5ƛŜƎƻ /ƛǘȅ ŀƴŘ /ƻǳƴǘȅ /ƻƴǘƛƴǳǳƳ ƻŦ /ŀǊŜΩǎ ǇŀǊǘƛŎƛǇŀǘƛƻƴ ƛƴ ŀ 
congressional mandate to report homelessness across the United States. With 
the help of 1,356 volunteers, they counted:

8,506 homeless people; 3,985 of whom were unsheltered while over 13% were 
in an emergency shelter and 37% were in a transitional housing program.

ü 75 percent were male

ü 58 percent have been homeless for more than one year

ü 17 percent were veterans

ü 31 percent suffered from high level substance abuse

ü 46 percent suffered from severe mental health issues

ü 24 percent were chronically homeless individuals

ü 50 percent used the emergency room in the last year

ü 33 percent have college experience

HOMELESSNESS
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άHaving a permanent solution with permanent 
help is going to make a real difference.έ

- San Diego Mayor, Kevin Faulconer
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SUMMARY 
OF TAP

In the fall of 2014, ULI San Diego-Tijuana YLG Pro Bono TAP co-chairs Justine 
bƛŜƭǎŜƴ ŀƴŘ .ƻō Cƭȅƴƴ ƳŜǘ ǿƛǘƘ {5waΩǎ Herb Johnson, Nathaniel Buggsand Edvin
Likuto develop and define the Scope of Work for the pro bono TAP efforts. It was 
ƛƳǇƻǊǘŀƴǘ ǘƻ ŎƭŜŀǊƭȅ ǳƴŘŜǊǎǘŀƴŘ {5waΩǎ ƛǎǎǳŜǎΣ Ǿƛǎƛƻƴ ŀƴŘ ƻōƧŜŎǘƛǾŜǎΣ ƛƴ ƻǊŘŜǊ ǘƻ 
ƳŀȄƛƳƛȊŜ ǘƘŜ ¸[DΩǎ ƭŀƴŘ ǳǎŜ ŜȄǇŜǊǘƛǎŜ ŀƴŘ ǘƻ ǇǊƻǾƛŘŜ ǊŜƭŜǾŀƴǘ ǎƻƭǳǘƛƻƴǎ ŀƴŘ 
recommendations. 

After ǘƘŜ {ŎƻǇŜ ƻŦ ²ƻǊƪ ǿŀǎ ǇǊŜǇŀǊŜŘ ōŀǎŜŘ ƻƴ {5waΩǎ ƻōƧŜŎǘƛǾŜǎΣ ŀ Ŏŀƭƭ ǿŀǎ 
made for Panelists with real estate expertise, an interest in participating in this 
pro bono effort and current ULI membership status. Volunteer panelists were 
sought who had experience and expertise in the following areas:

ü Planning

ü Environment

ü Real estate transactions

ü Affordable Housing

ü Architecture

ü Construction and Development

ü Renewable Energy Development

ü Real estate transactions for non-profit organizations

Professional biographies for each of the Panelists are provided at the end of this 
report.

Once the ULI San Diego-Tijuana YLG TAP team was assembled, each Panelist 
received a packet of information, which included the process and the Scope of 
²ƻǊƪΦ 9ŀŎƘ tŀƴŜƭƛǎǘ ǿŀǎ ŜƴŎƻǳǊŀƎŜŘ ǘƻ Ǿƛǎƛǘ {5waΩǎ ǿŜōǇŀƎŜ 
(http://www.sdrescue.org/) to familiarize themselves with the organization, the 
services provided, and its history and mission. 

¢!t tŀƴŜƭƛǎǘǎ ƘŀŘ ǘƘŜ ƻǇǇƻǊǘǳƴƛǘȅ ǘƻ ǘƻǳǊ {5waΩǎ ǿŀǊŜƘƻǳǎŜ ǎƛǘŜ ƛƴ ǘƘŜ {ŀƴ 5ƛŜƎƻ 
ƴŜƛƎƘōƻǊƘƻƻŘ ƻŦ /ƛǘȅ IŜƛƎƘǘǎ ƻƴ {ŜǇǘŜƳōŜǊ олΣ нлмпΦ IŜǊō WƻƘƴǎƻƴΣ {5waΩǎ 
President and CEO, led the tour, along with COO Nathaniel Buggsand Director of 
Warehouse and Retail Operations Art DeGuzman. The visit was critical for the due 
diligence process as it provided the Panelists with an opportunity to understand 
ǘƘŜ ƻǊƎŀƴƛȊŀǘƛƻƴΩǎ ƴŜŜŘǎΣ ǾƛŜǿ ǘƘŜ operations, hear from the people who run it on 
a day-to-day basis, and identify, first hand, the issues related to their respective 
parts of the Scope of Work. 

The full-day pro bono TAP was held at the SDRM warehouse site and the office of 
the Pro Bono TAP sponsor {ŀƴ 5ƛŜƎƻ [ŀƴŘ [ŀǿȅŜǊǎΦ ¢ƘŜ ŘŀȅΩǎ ŜǾŜƴǘǎ ƛƴŎƭǳŘŜŘ 
ƎǊƻǳǇ ǊŜǾƛŜǿ ƻŦ ǘƘŜ ŘŀȅΩǎ ƻōƧŜŎǘƛǾŜǎΣ ǊŜǇƻǊǘǎ ƻƴ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŀƴŘ ŎƻƴǎǘǊŀƛƴǘǎ 
discovered during the due diligence process and small group discussions of the 
issues identified in the Scope of Work. 

PanelistsΩ ŘƛǎŎǳǎǎƛƻƴ ǿŀǎ ŘƻŎǳƳŜƴǘŜŘ ƛƴ ŘŜǘŀƛƭ ǘƻ ǇǊƻǾƛŘŜ ƳŀǘŜǊƛŀƭ ŦƻǊ this written 
report that will be delivered to SDRM following the TAP. The findings and 
recommendations are found within this written report. Each Scope of Work item 
is specifically addressed with exhibits, tables, maps, and often pictures. The last 
section of the report specifically outlines the key recommendation for SDRM. 
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From left to right:

Art DeGuzman, EdvinLiku, Matt Bothwell, Janette Tropea, David Allen, Justine Nielsen, Bob Flynn, Nicholas Wilson, Colin Parent, Fiona Lyons, Midori Wong, Nathaniel Buggs, Christian Asdal, Gregor Connors, Greg Shannon, Anthony Ly, Herb Johnson
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SCOPE 
OF WORK

In its application to the ULI San Diego-Tijuana YLG Pro Bono TAP, the San 
Diego Rescue Mission asked for assistance with the location and long-term 
vision of its warehouse property located in the City Heights community of 
the City of San Diego. The San Diego Rescue Mission requested that the 
¢!tΩǎ ǇǊƻŦŜǎǎƛƻƴŀƭ ŀǎǎƛǎǘŀƴŎŜ ŦƻŎǳǎ ƻƴ ƳŀȄƛƳƛȊƛƴƎ ǘƘŜ ǎǇŀŎŜ ǿƘƛƭŜ 
presenting a long-term vision that financially benefits the organization.

Based on the study questions, the team identified key topics and issues that 
would be addressed during the day of TAP.   The TAP conducted due 
diligence of the subject site to determine the highest and best use of the 
property.  Due diligence included review of applicable zoning, planning and 
land use policies, regulations, researching community demographics, along 
with environmental and site considerations.  These key due diligence areas 
are summarized in the following pages.  

STUDY QUESTIONS

The TAP Panelists asked SDRM to provide several questions for them to 
determine the Scope of Work.  The following questions were prepared: 

ü What are the opportunities and constraints associated with 
ŜȄǇŀƴŘƛƴƎ {ŀƴ 5ƛŜƎƻ wŜǎŎǳŜ aƛǎǎƛƻƴΩǎ ŜȄƛǎǘƛƴƎ ǿŀǊŜƘƻǳǎŜ ŦŀŎƛƭƛǘȅ 
use and retail thrift store located at 5150 University Avenue 
όάtǊƻǇŜǊǘȅέύΦ

ü How can San Diego Rescue Mission maximize the economic value 
of the Property while retaining ownership and advancing its long-
term goals and mission?  What financial and/or redevelopment 
strategies could be implemented to achieve this objective?

ü In the event that keeping the existing warehouse function is not 
the best use of the property for San Diego Rescue Mission in the 
long term, how can SDRM most efficiently and cost-effectively 
maximize the existing warehouse facility use while pursuing 
redevelopment options for the Property? 
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