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c. Lack of Banks and Other Financial Institutions 

 
There are three banks serving Southeastern San Diego, or two point eight banks per 
100,000, while there are fifteen point seven banks per 100,000 in the balance of the City.  
A survey of banks and financial institutions in the City of San Diego identified 191 banks, 
or roughly one bank per every 6,400 people in the balance of the City.  Using this ratio 
as a guide, the Southeastern San Diego would be expected to have seventeen banks 
within its boundaries.     

 
Table 17:  Comparison of Financial Institution Availability 

 Southeastern  
San Diego 

Balance of the 
City 

Population (est. 2010) 107,185 1,214,128 

No. of financial institutions 3 191 

Financial institutions per capita 2.8 15.7 

No of persons per financial inst. 35,700 6,400 

  *Per 100,000 
** Rounded to the nearest 100. 
Source:  Claritas, Switchboard.com 

 
There are eleven check-cashing businesses within Southeastern San Diego, three of 
which are within one of the Project Areas.  Nevertheless, check-cashing businesses are 
not a substitute for regular financial institutions as they do not offer checking or savings 
accounts, or other products that allow people to save and invest their money.  
Furthermore, check-cashing businesses charge fees for every service they office, 
whereas financial institutions may offer check-cashing or other services for free to 
regular customers.  
 
The lack of traditional banks and financial institutions makes it more challenging for 
residents to build assets, save and invest for the future.  Asset building is one of the key 
elements in community development as it promotes increased participation in the 
community8 and well as investment in one’s self and family.  As described in one of the 
policy papers published by the Federal Reserve Bank of San Francisco, inadequate 
access to mainstream financial services such as saving or interest bearing checking 
accounts hinders the ability of low income households to build assets to withstand 
economic crises such as a job loss, illness, or divorce.9 
   

                                                 
8 Summarized from published articles on the societal benefits on asset building by Michael Sherraden including “From the Social 
Welfare State to the Social Investment State” in Issue #128, March/April 2003 and “Building Assets to Fight Poverty” in Issue #110 
March/April 2000 of Shelterforce Online by the National Housing Institute 
9 Reid, Carolina.  “Savings in the Spotlight:  Making a Case for Asset Building Policies and Programs.”  Federal Reserve Bank of 
San Francisco.  Published in Community Investments, Volume Seventeen Number 2, May 2005, pp. 3-5. 
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Studies have also shown that access to credit, the ability to invest and the associated 
increases in wealth encourage investment in human capital by younger generations, 
increases the productivity of the poor and improves their quality of life.10    
 
The relatively low number of banks and financial institutions indicates that the Project 
Areas and Southeastern San Diego continue to be underserved by banks and financial 
institutions.   

 
3. Serious Residential Overcrowding That Has Resulted in Serious Public Health or 

Safety Problems 
 
Based upon the most commonly accepted definition overcrowding used by the U.S. Department 
of Housing and Urban Development (“HUD”), an overcrowded housing unit is one that has more 
than one-point-zero persons per room.  The HUD definition of room excludes bathrooms, 
laundry rooms, utility rooms, pantries, and unfinished rooms.  A severely overcrowded unit is 
one that has more than one-point-five person per room.   
 
Based upon 2000 Census data, the twenty-four census block groups that overlay the Project 
Area (see Figure 16 and Table 19) have rates of overcrowding that are significantly higher than 
rates for the City and County.  As shown in Table 18, thirteen to seventeen percent of the 
housing units were overcrowded vs. twelve percent for the City and County.  From eighteen to 
thirty-one percent of housing units were severely overcrowded vs. only seven percent for the 
City and County.  Combined, from thirty-one to forty-six percent of housing units in the Project 
Areas have some level of overcrowding vs. only twelve percent in the City and the County. 
 
Table 18:  Residential Overcrowding 

 
Overcrowded Severely 

Overcrowded 
Total 

Overcrowded 

 (>1 to 1.5 persons 
per room) 

(>1.5 persons  
per room)  

Central Imperial 15% 24% 39% 

Gateway Center West 13% 18% 31% 

Mount Hope 17% 28% 45% 

Southcrest 15% 31% 46% 

San Diego City 5% 7% 12% 

San Diego County 5% 7% 12% 

  Source:  US Census Bureau, 2000 Census 
 
Another indicator of overcrowding is population density.  The population and land area for each 
of the census block groups that include the Project Areas was used to determine the average 
number of persons per square mile.  As shown in Table 19, all of the Project Areas have 
                                                 
10 O. Emre Ergungor, “Bank Branch Presence and Access to Credit in Low to Moderate Income Neighborhoods,”  Working Paper 
06-16, Federal Reserve Bank of Cleveland, December 2006. 
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population densities that are much higher than the Citywide average, in most cases two or three 
times the Citywide average density.    
 
Table 19:  Population Density by Census Block Group 

Census Block Group 
Land Area 
(Sq. Mi.) 

Population 
(2002) 

Population 
Density (Persons/ 

Square Mile) 

Percent +/- 
Citywide 
Average 

Gateway Center West 0.32 2,496 7,839 138% 
41.002 0.32 2,496 7,839 138% 

Mount Hope 0.44 3,998 9,151 178% 
34.032 0.14 1,748 12,868 291% 

34.033 0.12 1,147 9,278 182% 

35.013 0.18 1,103 6,216 89% 
Southcrest 1.32 15,780 11,928 263% 

35.021 0.08 813 9,786 198% 

35.022 0.13 1,761 13,739 318% 

35.023 0.09 2,071 22,963 598% 

36.011 0.04 780 19,508 493% 

36.012 0.04 700 18,745 470% 

36.013 0.27 1,360 5,083 55% 

36.021 0.14 1,608 11,116 238% 

36.022 0.11 1,371 12,646 285% 

33.011 0.18 1,734 9,766 197% 

33.031 0.20 3,011 15,374 368% 

33.032 0.05 571 11,394 247% 
Central Imperial 2.50 21,962 8,784 167% 

30.013 0.33 1,504 4,527 38% 

30.041 0.49 4,813 9,802 198% 

31.111 0.13 2,082 15,701 378% 

33.012 0.41 1,788 4,311 31% 

33.021 0.23 3,658 16,244 394% 

33.022 0.17 1,143 6,785 106% 

33.023 0.12 2,094 17,258 425% 

34.041 0.29 2,244 7,827 138% 

34.042 0.33 2,636 8,038 144% 

Total All Project Areas 4.58 44,236 9,662 194% 
     
City of San Diego 372.1 1,223,341 3,288  

Source:  U.S. Census Bureau  
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According to the American Public Health Association (“APHA”) and the Centers for Disease 
Control and Prevention (“CDC”)11 residential overcrowding most directly affects physiological 
and psychological needs of human beings, namely the fundamental physiological need for 
adequate space for exercise and for children to play, and the fundamental psychological need 
for: 1) adequate privacy for the individual; 2) opportunities for normal family life; 3) opportunity 
for normal community life; 4) facilities for maintenance of cleanliness of the dwelling and the 
person; and 5) concordance with prevailing social standards of the local community.12  
According to the APHA’s Committee on the Hygiene of Housing, repeated studies have shown 
that lack of space and quiet due to crowding can lead to poor school performance in children.13   
 
Overcrowding may also negatively affect another fundamental need:  protection against 
disease.  Adequate living and sleeping space is important in protecting against contagion.  
Overcrowding [excessive crowding] in homes has the potential to increase not only 
communicable disease transmission, but also the stress level of occupants because modern 
urban individuals spend considerably more time indoors than did their 1940s counterparts when 
the first housing census was conducted.14  
 
The stressors associated with overcrowding and housing affordability also contribute to health 
problems of residents.  An article published in the American Journal of Preventative Medicine 
states: 
 

“Today, housing quality and overcrowding problems are less severe than 
in the past, but they have not vanished and they have been joined by 
another significant housing challenge:  affordability.  A sizable share of 
the households in these troubled neighborhoods pays more than half of 
their incomes for rent.  Given restricted incomes and the paucity of 
housing subsidies, these households are living on the edge.  Any illness 
or family disruption that causes them to lose their income stream even 
temporarily can lead quickly to eviction….   It has been shown that stress 
brought about by living in crime-ridden areas can undermine health and 
that the impact gets more serious the longer one is exposed.  It is not 
unreasonable to assume that prolonged stress brought about by recurrent 
fear of homelessness works the same way.”15 

                                                 
11 According to the Healthy Housing Reference Manual published by the Centers for Disease Control and Prevention (CDC), people 
spend 50 percent or more of every day inside their homes and thus their housing environment constitutes one of the major 
influences on health and well-being. According to the CDC Manual, the link between housing and health were elucidated more than 
60 years ago by the American Public Health Association (APHA) Committee on the Hygiene of Housing (CHH). In 1938, the CHH 
created the Basic Principles of Healthful Housing, which provided guidance regarding the fundamental needs of humans as they 
relate to housing. These fundamental needs include physiological and psychological needs, protection against disease, protection 
against injury, protection against fire and electrical shock, and protection against toxic and explosive gases. 
12 The nine fundamental physiological needs are listed on pages 2-1 and the seven fundamental psychological needs for healthy 
housing are listed on pages 2-3 of the Healthy Housing Manual. 
13 Healthy Housing Manual (Washington, D.C.:  U.S. Department of Health and Human Services, Centers for Disease Control and 
Prevention, 2006), pages 2-3. 
14 Healthy Housing Manual, pages 2-5. 
15 G. Thomas Kingsley, MCP, “Housing, Health, and the Neighborhood Context,” American Journal of Preventive Medicine 2003, 
Vol. 24, No. 3S, pages 6-7.   
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The analysis of census and population data indicates that all of the Project Areas have a 
significant number of overcrowded housing units and high population densities.  The high levels 
of overcrowding coupled with the deteriorated condition of many of the housing units as 
described herein and shown on Figure 3, indicate that there are unsafe, unhealthy and 
overcrowded living conditions throughout the Project Areas.   
 

4. A High Crime Rate That Constitutes a Serious Threat to the Public Health and 
Safety 

 
To assess crime levels in the Project Area, crime statistics were obtained from the San Diego 
Police Department (“SDPD”) website for the City for the four-year period of 2006 through 2009, 
and for January through June of 2010.  Statistics for Part I (the most serious) crimes16 were 
available by neighborhood were analyzed.  Population estimates for 2009 were obtained from 
the San Diego Association of Governments (SANDAG) for the City and for the Southeast San 
Diego Community Plan Area (CPA).  Using the SANDAG population estimates, the crime rates 
(per 10,000 persons) were estimated for the Southeast San Diego CPA and the balance of the 
City.  Results are shown in Figure 17.  Violent crime rates in particular have been more than 
three times higher in the Southeast San Diego CPA during the last five and one half years.  For 
example, in 2009, while the rate was 166 per 100,000 in SESD, it was forty-four in the City, thus 
the violent crime rate was three point eight times the violent crime rate for the City.  Property 
crime rates have been between twenty and fifty percent higher.  The violent crime rate for the 
first half of 2010 was only slightly lower, at three point seven times the rate for the City. 
 
 

(Continued on the next page) 

                                                 
16 Part I crimes include murder, rape, robbery, aggravated assault, burglary, larceny, and motor vehicle theft.   
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Figure 17:  Comparison of Crime Rates (per 10,00 Persons) 
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Source:  San Diego Police Department 

 
A significant proportion of the Part I crimes in the Southeast San Diego CPA occur within the 
neighborhoods that include the SEDC Project Areas.  The neighborhoods that include all or a 
portion of the SEDC Project Areas include:  Stockton, Mount Hope, Mountain View, Southcrest, 
Lincoln Park, and Chollas View.  While Emerald Hills, Valencia Park and Encanto also include 
small portions of the Central Imperial Project Area, the amount of territory was relatively small 
and therefore these neighborhoods were assumed to represent the balance of the Southeastern 
San Diego area.  As shown in Table 20, the SEDC Project Area neighborhoods represent from 
forty-nine to fifty-four percent of the crimes in Southeastern San Diego.   
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Table 20:  SEDC Project Areas – Share of Part I Crimes 

Year SEDC Project 
Areas 

Southeastern  
San Diego 

2006 48% 52% 

2007 48% 52% 

2008 51% 49% 

2009 49% 51% 

2010 46% 54% 

Source:  San Diego PD website. 
 
Among the SEDC Project Area neighborhoods, Mountain View, this includes portions of Mount 
Hope, Central Imperial, and Southcrest accounts for thirty-three percent of Part I crime, followed 
by Lincoln Park, which has a significant portion of Central Imperial accounts for twenty-one 
percent, and Mount Hope, which accounts for fourteen percent.  Combined, these three 
neighborhoods, which include the Mount Hope, Southcrest, and a majority of Central Imperial, 
account for two thirds (sixty-seven percent) of the Part I crime over the five and one half years 
analyzed.   
 
Figure 18:  Distribution of Part I Crime 
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Source:  San Diego PD website. 
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E. SUMMARY OF SIGNIFICANT REMAINING BLIGHTING CONDITIONS 
 
 
Despite efforts by both the private sector and the public sector, including Agency efforts, 
significant blight remains throughout the Project Area.  These remaining blighting conditions 
include: 
 
1. Buildings in which it is unsafe and unhealthy for persons to live or work, as evidenced by 

the presence of deteriorated and dilapidated buildings, properties in need of code 
inspection, unreinforced masonry buildings or otherwise seismically unsafe, and 
buildings with security bars that lack emergency exit release mechanisms.  These 
conditions affect twenty-seven percent of parcels in GCW and twenty-eight percent of 
parcels in Central Imperial.   

 
2. Conditions that prevent or substantially hinder the viable use or capacity of buildings or 

lots, as evidenced by substandard construction, properties with inadequate building or 
site access, obsolete buildings and properties within the 100-year flood plan.  Combined, 
these conditions affect nineteen percent of the parcels in GCW and twenty-one percent 
of parcels in Central Imperial.  

  
3. Incompatible adjacent uses that have prevented the development of portions of the 

Project Area.  These conditions have contributed to the significant number of vacant lots 
in GCW and the eastern portion of Central Imperial.  These conditions affect twenty-one 
percent of the parcels in GCW and __ percent of the parcels in Central Imperial. 

 
4. Depreciated and stagnant property values, as evidenced by low median home sales 

prices (ranging from fifty-four to sixty-five percent of the Citywide median as of 2010) 
and higher rate of home foreclosures (eight percent vs. five percent in the balance of the 
City).  The Component Project Areas also remains at high risk of continuing 
foreclosures, as evidenced by relatively low household income levels and a relatively 
high share of high costs mortgages (thirty-two percent vs. fourteen percent for the 
balance of the City).   

 
5. A serious lack of necessary commercial facilities that are normally found in 

neighborhoods, as evidenced by a serious lack of supermarkets, drug stores and 
financial institutions.  Southeastern San Diego is served by fewer supermarkets per 
capita (four point seven per 100,000 vs. five point nine per 100,000 for the balance of 
the City).  There are only five full-service supermarkets in Southeastern San Diego, four 
of which are within one of the Component Project Areas.  Three of the four supermarkets 
are located in retail centers developed with the assistance of SEDC.  The Project Area 
has only six drug stores and almost twice as many persons per drug store as the 
balance of the City (17,900 persons per drug store compared to only 9,800 persons per 
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drug store).  There are only three full-service financial institutions (banks) within the 
Southeastern San Diego.  These three banks serve 35,700 persons per bank compared 
to only 6,400 persons per bank in the balance of the City.   

 
6. Serious residential overcrowding that has resulted in significant public health and safety 

problems, as evidenced by the high proportion of overcrowded housing units and a high 
number of census block groups with high population densities.  Within the twenty-four 
census block groups that include the Component Project Areas, between thirty-one and 
forty-eight percent of housing units are either overcrowded or severely overcrowded as 
compared to only twelve percent of housing units Citywide and Countywide   All of the 
census block groups have population densities that are at least thirty-one percent high 
than the Citywide average population density and twenty of the block groups have 
population densities that are more than double the Citywide average.  

 
7. High crime rates that constitute a serious threat to the public safety and welfare, as 

evidenced by higher rates of serious crime.  The violent crime rates in Southeastern San 
Diego were three times higher the rates for the City between 2006 and June 2010.  The 
neighborhoods that include the territory within the Constituent Project Areas account for 
forty-nine to fifty-four percent of the serious crimes in Southeastern San Diego. 

 
These significant and remaining blighting conditions are substantial and some are prevalent in 
various parts of the Component Project Area.  These significant remaining blighting conditions 
are illustrated in Figure 19, Figure 20 and Figure 21. 
 
F. PORTIONS OF THE PROJECT AREA THAT ARE NO LONGER BLIGHTED 
 
Despite the remaining prevalence of both physical and economic blighting conditions in the 
Component Project Areas, there has been investment and redevelopment, both by the private 
sector on its own, and by the public and private sectors working together.  SEDC has been 
involved in a major portion of the public/private efforts and has successfully completed a 
number of projects.  This has resulted in properties that are in sound condition.  The properties 
that the Agency believes to be not blighted or no longer blighted include the following: 
 

• Imperial Marketplace 
• Legacy Walk townhomes 
• Southcrest Park Estates Phases I and II 
• Southcrest Park Plaza 
• Market Creek Plaza 
• 54th & Market Street Industrial 
• Gateway Center East  
• San Diego Gas & Electric Metro C&O Facility 

 
[List any others] 
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During the field survey and analysis of conditions in the GCW and Central Imperial Project 
Areas, there were properties that were identified as being in “good” condition.  However, these 
properties are scattered throughout the Project Areas amongst properties that were deteriorated 
or dilapidated, or that had other conditions that contribute to the blighting conditions prevalent in 
the area.  In addition, many of the blighting conditions, such as the lack of necessary 
commercial facilities, residential overcrowding or high crime rates, affect entire Project Areas, 
neighborhoods and/or Southeastern San Diego in its entirety.  As a result, these conditions 
cannot be attributed to specific parcels per se and thus each entire Project Area is affected by 
the condition.  Therefore, parcels that appear to be in good condition are affected by blighting 
conditions that are prevalent in the Project Area.     
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Figure 19:  Significant Remaining Physical Blighting Conditions – Central Imperial 
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Figure 20:  Significant Remaining Physical Blighting Conditions – Gateway Center West 
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Figure 21:  Significant Remaining Economic Blighting Conditions 
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Because these properties are scattered throughout the Project Area, and the fact that there are 
some blighting conditions, such as the high crime rates and residential overcrowding that affect 
the area as a whole and not just specific properties, these properties are within areas that are 
considered blighted even though they may be considered to be in good condition physically at 
the present time.  Thus, there are no residential neighborhoods that have been identified and 
not blighted per se.   
 
G. PORTIONS OF THE PROJECT AREA THAT ARE BLIGHTED 
 
As described herein, there are blighting conditions that exist in the Component Project Areas 
that are pervasive and that persist on an area-wide basis.  In particular, the problems and 
impacts to the Project Areas due to the lack of necessary commercial facilities, the high crime 
rates and residential overcrowding affect the Project Areas as whole and not merely specific 
properties within the Project Area.  For example, the high crime rates affect entire 
neighborhoods and Project Areas.  As a result of the prevalence of certain conditions, there are 
no portions of the Component Project Area that do not exhibit blighting conditions on a 
neighborhood-wide basis even though there are specific properties that may be in good 
condition.   
 
Results of these analyses indicate that there were no portions of the Project Areas that are not 
blighted.  There are specific properties within the blighted Project Area that may be considered 
no longer blighted (shown on Figure 22).  However, these properties are isolated and 
surrounded by blighted areas.   
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Figure 22: Properties that are no Longer Blighted 
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V. SEDC PROJECTS AND PROGRAMS AND HOW THESE PROJECTS AND 

PROGRAMS WILL ALLEVIATE BLIGHTING CONDITIONS 
 
A. PROJECTS AND PROGRAMS 
 
SEDC has and will continue to play a key role in the alleviation of blighting conditions in the 
Component Project Areas.  The role of SEDC is to encourage new development, aid existing 
businesses, work with other governmental agencies to alleviate blight, upgrade the physical 
environment, and remove major impediments to development and blight alleviation that the 
private sector has not been able to remove on its own.  SEDC has structured its projects and 
programs to respond to five imperatives:  1) alleviation of blight; 2) improving public 
infrastructure; 3) preserving and creating affordable housing; 4) economic development; and 5) 
neighborhood preservation. The following programs and projects have been and will continue to 
be implemented within all of the Component Project Areas, as appropriate.  In the near term, 
SEDC has identified projects to be implemented through fiscal year 2013/2014 within the 
Implementation Plans that have been adopted for the Component Project Areas.  These 
projects are described in the following paragraphs.  There will be future projects that are not 
identified herein but that will be determined based upon priorities established through future 
planning and budgeting and as funds become available. 
 

1. Public Improvements 
 

The Agency’s public improvement program is intended to upgrade aging public infrastructure 
systems and implement streetscape and beautification projects.  Such programs and projects 
include: 

 
• Street improvements, including repair, construction and re-construction of curbs, 

gutters, sidewalks, street paving, landscaping and irrigation systems, traffic 
improvements (such as turning lanes, street widening, and street medians), 
street and alley abandonment, and construction of street extensions.   

 
• Sewer, water, and storm drain system improvements. 

 
• Traffic signal and safety lighting improvements. 

 
• Utility undergrounding, installation and relocation.   

 
• Open space, recreation and park improvements. 

 
• Coordination, planning and assistance on public building improvements related to 

the construction, planning and design, and upgrading of new or existing 
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improvements.  Such activities would generally include grading, site work, 
building construction, parking improvements and landscaping.  

 
Upon completion of these Amendments, one of SEDC’s goals is to create a Project Area 
Committee (PAC) that will serve in an advisory capacity to help SEDC identify and prioritize 
projects and programs that serve the needs of the community.  Therefore, SEDC will collaborate 
with the PAC to identify priorities for funding and implementation of capital improvements 
projects by neighborhood area.  Specific projects that have been identified in the near term 
include the following: 
 

• Imperial Avenue Streetlights 
 
• 62nd Street Trolley Station Improvements 
 
• Euclid and Market Streets – identify and obtain funding for the installation of 

traffic mitigation improvements necessary for the redevelopment projects at this 
intersection as identified in the FEIR for the Fifth Amendment to the Central 
Imperial Redevelopment Plan.   

 
• Mount Hope Medians and Streetlights – complete construction of these 

improvements in Mount Hope. 
 
• Southcrest Trails Park – complete the design and construction of a SEDC-

funding community park.  [Is this different from Dorothy Petway Park?] 
 
• Green Alley Pilot Project – coordinate with the Stormwater Department to 

implement this pilot program to install missing infrastructure in three blocks 
adjacent to the Southcrest Trails Park and Las Chollas Creek in Southcrest. 

 
2. Economic and Community Development 

 
These programs will provide incentives to encourage businesses to remain in the Project Areas, 
to expand from current facilities, or to encourage new business establishments to locate within 
the Project Areas.  As previously discussed, upon adoption of the Amendments, SEDC will form 
a PAC for the Merged Project Area.  The PAC will advise SEDC on the prioritization of its 
projects and programs, and recommend projects and activities that will alleviate blight and 
support economic development for the area.  Specific projects identified include: 
 

• Smart Growth Incentive Specific Plan – SEDC will participate in the development 
of this Specific Plan for the Euclid and Market Street Trolley-Transit area with the 
City and SANDAG. 
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• Village Center at Euclid and Market – Pilot Village – SEDC will work with the 
Jacobs Center to design and initiate a catalytic project or projects.   

 
• Valencia Business Park – SEDC will negotiate development agreements for the 

development of Lots 2 – 7. 
 
• Disposition of SEDC-owned Sites – SEDC will develop a strategy for 

redevelopment activities on specific sites, including Hilltop and Euclid, Ouchi 
Courtyards, and the former Valencia Park Library sites.  

 
• Entrepreneur Academy – SEDC funds this program to fulfill a part of its economic 

development mission.  The Academy provides technical assistance and training 
to local small businesses and participants planning to open a business.  The 
program includes workshops on topics such as preparing business plans, 
finance, marketing, and customer service. 

 
• Commercial Rehabilitation Program – This program is designed to assist 

property and business owners with improving the exterior facades of their 
properties.  The program provides rebates to property or business owners who 
make façade improvements that are consistent with the design standards that 
have been established for their neighborhoods.  The program was jointly 
established and is funded by SEDC and the City’s Office of Small Business.   

 
• Code Enforcement – SEDC funds one Code Enforcement position in the 

Neighborhood Code Compliance Department for proactive code enforcement 
services within the Component Project Areas to address code enforcement 
issues and address problems with vacant and/or foreclosed properties.   

 
• Coordination with Other City and Local Programs – SEDC will encourage local 

businesses to utilize the Enterprise Zone/Community Renewal Program and the 
City’s Revolving Loan Program.   

 
• Community Gardens and Farmers Markets – SEDC will identify sites for the 

creation of community gardens and sponsor legislation to remove the regulatory 
barriers that prevent the creation of community gardens and farmers markets.  
SEDC will also identify sites for farmers markets to create more opportunities for 
residents to grow fresh fruits and vegetables.  

 
• Redevelopment Agency Community Enhancement Program 
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3. Neighborhood Preservation Programs 
 
These programs are designed to preserve the unique character and heritage of each 
neighborhood within the Component Project Areas, alleviate blight and eliminate visual 
nuisances that affect the quality of life for residents.   

 
• Public Art – this programs fund that design and installation of public artwork by 

local artists in public spaces and at SEDC-funded projects that improves the 
visual appearance and reflects the varied cultural heritages of residents of the 
Component Project Areas. 
 
 

• Utility Infrastructure Public Art – this program sponsors and funds the painting of 
traffic signal controller and utility boxes within the Component Project Areas.  The 
artwork is designed and install by local artists.   
 

• Water Conservation Program – SEDC provides a water conservation campaign 
that includes quarterly workshops for property owners, free consultation with 
landscape architects, and the promotion of California-friendly and native plants to 
address the current water shortage within the San Diego region. 
 

• Homebuyer Mobile Education Clinic – SEDC conducts free workshops for 
families facing possible foreclosure and for prospective first-time homebuyers.  
The workshops provide free consultation with attorneys, mortgage counselors 
and other housing professionals.   

 
4. Housing Programs 

 
SEDC activities may include the assemblage or real property for the development of housing, 
and the provision of gap financing for the new construction of housing and the rehabilitation of 
existing single-family and multiple-family housing.   
 

• Housing Enhancement Loan Program (HELP) – a SEDC program designed to 
rehabilitate existing single family homes 

 
• Village Center at Euclid and Market – development of 52 residential units 
 
• Vista Grande Apartments – complete the rehabilitation of 49 affordable rental 

units. 
 
• Lead Safe San Diego Program – continue coordination and funding for this 

program with the Environmental Health Coalition and the San Diego Housing 
Commission. 
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• 40th and Alpha – construct six LEED-certified affordable homes [on a SEDC-

owned site] in Southcrest.   
 
B. HOW THE PROJECTS AND PROGRAMS WILL ELIMINATE REMAINING BLIGHT 
 
The four program categories described herein provide SEDC with a variety of approaches to 
alleviating blight, supporting economic development, providing affordable housing, preserving 
neighborhoods and improving the public infrastructure in the Component Project Areas.  How 
these project and programs will eliminate blight is briefly summarized in the following 
paragraphs and in Table 21.   
 

1. Public Improvements 
 
The primary focus of efforts to support the rehabilitation of existing and installation of new public 
improvements will be to help offset the cost or to install such improvements where the costs 
exceed cost levels that would normally be borne by the private sector.  The construction of such 
public improvements will support investments in the private sector in the reuse of vacant, 
deteriorated, obsolete and unsafe buildings, the effective utilization of vacant lots, and the 
rehabilitation of existing and construction of new housing to alleviate overcrowding in the 
Component Project Areas.  Such investments, in turn, will support and increase property values 
and create jobs, which will in turn, reduce crime and encourage the development of 
supermarkets and other essential commercial services for the community. 
 

2. Economic and Community Development 
 
Supporting the expansion of existing businesses and the attraction of new businesses will 
encourage the revitalization of existing buildings, and development of new facilities to create 
jobs, increase property values, and remove or rehabilitate unsafe buildings (such as 
unreinforced masonry, obsolete and abandoned buildings) and develop new buildings on vacant 
lots.  Such development will increase property values and lease rates, and encourage the 
development of necessary commercial facilities to serve residents and businesses.   
 

3. Neighborhood Preservation Programs 
 
These programs are designed to improve the visual appearance of the Component Project 
Areas, alleviate nuisances that impact the quality of life for residents, and address other 
conditions within the neighborhoods that cause or contribute to blight.  These programs will 
make neighborhoods more attractive places to live, and thereby alleviate blight by improving 
property values and encouraging investment in properties by existing and new owners.   
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4. Housing Programs 
 
The housing programs allow SEDC, in collaboration with other public and private entities, to 
provide funds for the acquisition of blighted properties in addition to the rehabilitation and 
preservation of existing housing units, and the production of new low and moderate income 
housing.   
 
Table 21: Blighting Conditions and the Projects and Programs to Alleviate Blight 
 

 SEDC Projects and Programs 

Blighting Condition Public  
Improvements 

Economic and 
Community 

Development 

Neighborhood 
Preservation 

Programs 
Housing 

Programs 

 
Buildings in which it is unsafe 
or unhealthy for persons to 
live or work.  
 

 X X X 

 
Conditions that prevent or 
substantially hinder the viable 
use or capacity of buildings or 
lots... given the present 
general plan, zoning, or other 
development standards. 
 

X X X X 

Depreciated or stagnant 
property values. X X X X 

 
A serious lack of necessary 
commercial facilities that are 
normally found in 
neighborhoods. 
 

X X   

 
Serious residential 
overcrowding   
 

 X X X 

A high crime rate  X X X  
 
 
C. WHY THE PROJECTS AND PROGRAMS CANNOT BE COMPLETED WITHOUT 

EXTENDING THE TIME LIMITS ON THE EFFECTIVENESS OF THE PLAN AND 
RECEIPT OF TAX INCREMENT REVENUES 

 
As described in Section IV of this Report, significant blight remains in the Component Project 
Areas.  For example, there are a significant number of unsafe and unhealthy buildings, 
overcrowded housing units, and high levels of serious crime.  The Project Areas and 
Southeastern San Diego in general, also lack adequate commercial facilities were residents 
may have access to the everyday goods and services such as banks, supermarkets and drug 
stores that are typically found in neighborhoods.   
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The City and SEDC, and the private sector acting with and without SEDC assistance, have 
been able to redevelop many blighted properties in the Project Area.  Without Agency 
participation in the form of land assembly, site clearing and grading, and various forms of 
financial assistance, these projects would have been very difficult if not impossible for the 
private sector.   
 
As described in Section IV, ___ percent of the properties in the GCW and __ percent of 
properties in Central Imperial are unsafe and unhealthy for persons to live or work; __ percent of 
the parcels in GCW are vacant and __ percent of the parcels in Central Imperial are vacant. 
Combined, these conditions represent __ percent of the total acreage in GCW and __ percent of 
the total net acreage of Central Imperial.  Single-family home values are significantly below 
values in the balance of the City and crime rates in Southeastern San Diego and the Project 
Areas’ neighborhoods are high.  The neighborhoods that include the Component Project Areas 
account for a large share of the serious crime in Southeastern San Diego.  These conditions 
discourage redevelopment of the Project Areas.  In addition, as described in Section III, income 
levels in the Project Area are relatively low, making it difficult for current residents to re-invest in 
their community.   
 
The merger of the Component Project Areas will give SEDC greater flexibility in financing and 
implementing its objectives.  An analysis of the potential impacts of a merger was prepared in a 
Five-Year Strategic Plan Technical Analysis prepare by KMA in 2009.  The results of the 
analysis indicated that the merger would increase the potential bonding capacity for blight 
alleviation by roughly forty-two percent (from $12 million to $17 million) and would allow SEDC 
to issue bonds sooner and in a more cost effective manner.  Because merging the Project Areas 
allows the risks over a larger pool of properties, the financing costs will be lower for SEDC.   
 
The GCW tax increment limit will be reached in fiscal year 2010/2011.  SEDC is able to increase 
the duration of the GCW Redevelopment Plan and the time limit to receive tax increment and 
repay debt by an additional ten years.   If the tax increment limit is not increased, and the time 
limit is extended, SEDC will not be able to collect additional tax increment needed from GCW 
and complete the alleviation of the blighting conditions that remain in the area, such as the 
incompatible adjacent uses, unsafe and unhealthy properties, and vacant underutilized lots.  
Because SEDC seeks to acquire properties on a voluntary basis, additional time will be needed 
to complete redevelopment of GCW.   
 
Eliminating the time limit to incur debt for Central Imperial and increasing the tax increment 
limits for the Mount Hope, Central Imperial and Southcrest Redevelopment Plans will also 
provide greater flexibility for redeveloping the areas by ensuring that the tax increment limits will 
not be reached before the Redevelopment Plans expire and will also give SEDC greater 
flexibility in the timing for issuing bonds. 
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The merger and extension of the time and financial limits will allow SEDC significantly more time 
and resources to complete projects and programs, and greater financial flexibility in responding 
to redevelopment opportunities as they arise.  Without the proposed time and financial limit 
extensions, the ability of SEDC to continue to alleviate blight will be severely limited.    
 
 



DRAFT - Preliminary Report for Amendments to the Redevelopment Plans     Keyser Marston Associates Inc. 
For Four Redevelopment Project Areas   Page 66  
Southeastern Economic Development Corporation 

PA1009005.SEDC:DVB:ml 
19935.513.006/9/3/10 

VI.  PROPOSED METHOD OF FINANCING, ECONOMIC FEASIBILITY, AND REASONS 
FOR INCLUDING TAX INCREMENT FINANCING  

 
Section 33451.5(c)(d) of the CRL provides that the report prepared by SEDC on the 
Amendments contain an assessment of the proposed method of financing the Merged Project 
Area, including an assessment of economic feasibility of the Amendments and the reasons for 
including a provision for the division of taxes pursuant to Section 33670.   
 
This analysis is intended to provide an assessment of the economic feasibility of the Merged 
Project Area, as amended, and reasons for including tax increment financing and other financing 
sources in the amended redevelopment plans.  Economic feasibility, for purposes of this analysis, 
is defined to be a comparative analysis of anticipated costs for implementation of the amended 
redevelopment plans to the resulting revenues projected for the Merged Project Area.   
 
This section contains a general discussion of the costs associated with the proposed 
redevelopment program of activities and an evaluation of the general financing methods that may 
be available to SEDC.  Economic feasibility is determined through a summarized feasibility cash 
flow analysis for the Merged Project Area as shown on Table 22 at the end of this section.  
 

A. AMENDED LIMITATIONS 
 
Pursuant to Section 33333.10 of the California Health and Safety Code, as authorized under SB 
211, the effectiveness dates of the Gateway Center West Redevelopment Plan can be extended 
for up to 10 additional years to November 17, 2029 and the date for the collection of tax increment 
to repay indebtedness may be extended for up to an additional 10 years to November 17, 2039. 
 
A combined Merged Project Area tax increment revenue cap will replace the separate tax 
increment revenue caps currently reflected in each redevelopment plan. To determine the Merged 
Project Area tax increment revenue cap, a projection of future tax increment revenues was 
created based upon assumed assessed valuation trends derived from historic growth 
experienced in the respective Project Areas between FY 2004-05 to FY 2010-11.  Including the 
tax increment revenues received through FY 2009-10, the combined Merged Project Area cap is 
proposed:  
 

 Current TI Cap Merged Project Area TI Cap 
Gateway Center West $6,000,000 
Mount Hope 47,000,000 
Southcrest 87,000,000 $391,000,000 
Central Imperial: 
 - Original + Amendment 2 

 
142,000,000 

 - Amendment 3 20,000,000 
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B. ESTIMATED TOTAL PROJECT COSTS 
 
A determination of economic feasibility requires an identification of the potential costs 
associated with redevelopment of the Merged Project Area.  Redevelopment could require 
significant participation from SEDC in activities to promote and achieve the goals and objectives 
of the respective redevelopment plans and to address blighting conditions.  Based upon the 
program descriptions in Section V of this Report, for purposes of this economic feasibility 
analysis the assumed activities and programs of the Merged Project Area, as amended, are as 
follows: 
 

1. Public Improvements 
2. Economic and Community Development  
3. Neighborhood Preservation  
4. Housing Programs 

 
SEDC also anticipates other costs associated with meeting the financial obligations for 
implementing an effective redevelopment program.  These include continued funding for SEDC 
staff and services, operating expenses, and repayment of potential future indebtedness of the 
Merged Project Area.   
 
The redevelopment program described in this Report outlines a set of activities that have already 
been implemented by SEDC for the purpose of facilitating private reinvestment in the Merged 
Project Area, eliminating physical and economic blighting influences; and increasing, improving 
and preserving the community’s supply of low- and moderate-income housing.  Upon termination 
of the effectiveness dates of the respective redevelopment plans, SEDC will continue to receive tax 
increment to repay Merged Project Area indebtedness until the respective tax receipt dates 
terminate.  The estimated cost of the assumed redevelopment programs over the term of the 
projection is as follows: 
 
Estimated Redevelopment Program Costs 
 

 
Memo Total 

 

Net Present 
Value 

 
Debt Service (existing) $67,640,000 $35,614,000
Administration  43,991,000 24,597,000
SERAF 477,000 477,000
Existing Budgeted Expenditures 2010/11 1,673,000 1,673,000
Housing Programs 62,128,000 24,413,000
 
Redevelopment Projects & Programs: 
   - Public Improvements 35,333,000 10,193,000
   - Economic & Community Development 17,666,000 5,097,000
   - Neighborhood Preservation     17,665,000      5,096,000
     Subtotal Projects & Programs 70,664,000 20,386,000
 
Total Project Costs $246,573,000 $107,160,000
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As tax increment revenue sources become available to the Merged Project Area in future fiscal 
years, the feasibility cash flow assumes that SEDC will exercise its discretion in the annual 
budgetary allocation of the available resources (net of housing set aside requirements, existing 
senior lien bond debt service obligations and SEDC administration) to fund projects and 
programs that will eliminate blighting conditions in the Merged Project Area.  The discretionary 
projects and programs assumed in this scenario include public improvements, economic and 
community development and neighborhood preservation activities.  Affordable housing 
programs will be funded from housing set aside funds as described below. 

 
The feasibility cash flow scenario assumed on Table 22 does not restrict SEDC to only the 
projects and programs shown nor, by including the same, do these cash flow projections 
obligate SEDC to a specific funding priority or time sequence as shown.  The inclusion of such 
projects and programs is intended to recognize that SEDC, at its discretion, will allocate future 
Merged Project Area resources as they are prioritized and determined by SEDC each year.  To 
the extent SEDC elects to not fully apportion the annual net resources in a given year, the 
resulting funds would carry over to become available resources in the subsequent year.   

 
1. Existing Debt Service 

 
SEDC will consider all funding alternatives allowable under the CRL to finance the anticipated 
redevelopment projects and programs.  One typical financing option is the issuance of tax 
allocation bonds.  SEDC may utilize tax increment revenues generated in the Merged Project 
Area to secure the debt service of tax allocation bonds to assist in the financing of anticipated 
project costs.  
  
The feasibility cash flow only reflects existing debt service payments on current bonds and loans 
outstanding.  For purposes of this feasibility cash flow, no additional bond financing is assumed 
and all future projects and programs of the Merged Project Area will be funded on an annual 
pay-as-you-go basis, relying upon net tax increment revenues annually available to the Merged 
Project Area.  

 
2. Administration 

 
The projected operating costs for SEDC administration and City services of the redevelopment 
program are based upon the FY 2010-11 budget and annually increased by an assumed cost of 
living factor of 2% per year.  
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3. SERAF 
 

The California State Legislature adopted Assembly Bill 26-4x to take $1.7-billion from local 
redevelopment funds in FY 2009-10 and an additional $350-million in FY 2010-11, and shift the 
tax increment funds to the Supplemental Education Revenue Augmentation Fund (SERAF) to 
offset State deficits to K-12 schools and community college districts.  According to SEDC staff 
budget estimates, the Merged Project Area’s FY 2010-11 SERAF is $477,000. Future year 
demands from the State are not assumed in the projection. 

 

4. Housing Program  
 
SEDC is annually required to deposit 20 percent of gross tax increment revenues generated by the 
Merged Project Area into the Low- and Moderate-Income Housing Fund for the purposes of 
increasing, improving and preserving the community’s supply of low- and moderate-income 
housing available at an affordable housing cost.  Under CRL Section 33333.10(g), for the Gateway 
Center West Redevelopment Plan amended under this plan amendment, SEDC will be required to 
set aside 30 percent of gross tax increment revenues commencing with the first fiscal year that 
commences after the date of adoption.  Specific housing-related projects, programs and activities 
are not delineated in this feasibility cash flow, but it is assumed that as housing set aside funds 
become available they are used by SEDC to fund such expenditures.   
 

5. Budgeted Expenditures FY 2010-11 
 

The feasibility cash flow projection includes budgeted expenditures included in the FY 2010-11 
SEDC budget and represents capital project expenditures of each component redevelopment 
project area.  Subsequent year expenditures are reflected in the line item categories of 
Discretionary Expenditures. For purposes of the feasibility cash flow projection, approximately 
25% of net available resources are assumed to be annually available to fund Discretionary 
Expenditures which may include projects, programs and activities associated with public 
improvements, economic and community development, or neighborhood preservation in the 
Merged Project Area.  

 
6. Discretionary Expenditures - Public Improvements 

 
The public improvement program is intended to upgrade aging public infrastructure systems and 
implement streetscape and beautification projects anticipated upon amendment of the Merged 
Project Area.  This scenario of economic feasibility assumes that 50 percent of annual net tax 
increment revenues will be budgeted towards the funding of public improvements.  The 
proposed public improvement activities are more fully described in Section V of this Report.  
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7. Discretionary Expenditures - Economic and Community Development  
 
The economic and community development program can allow SEDC to provide incentives to 
encourage existing businesses to remain, to expand from current facilities, and encourage new 
businesses to locate in the Merged Project Area.  The program would also include funding for 
the storefront improvement program and potentially could include commercial rehabilitation 
loans.  This scenario of economic feasibility assumes that 25 percent of annual net tax 
increment revenues will be budgeted towards the funding of business revitalization and 
attraction costs.  The proposed economic and community development program activities are 
more fully described in Section V of this Report. 

 

8. Discretionary Expenditures - Neighborhood Preservation 
 

The neighborhood preservation program can enable SEDC to encourage the effective reuse or 
preservation of existing buildings in the Merged Project Area.  The program can help alleviate 
the problem of vacant and/or abandoned buildings, especially those that may become unsafe 
due to deterioration, structural failure or vandalism.  This program can also provide incentives 
for the restoration, rehabilitation, adaptive reuse, and/or relocation of structures and properties 
to ensure orderly and compatible development while maintaining their continued viability as a 
cultural resource to the community.  This may involve rehabilitation loans and grants or other 
forms of SEDC assistance.  This scenario assumes that 25 percent of annual net tax increment 
revenues will be budgeted for neighborhood preservation. 
 

C. FINANCING METHODS AVAILABLE TO THE AGENCY 
 
The Plan is prepared with the intent of providing SEDC with the necessary legal authority and 
flexibility to continue to implement the revitalization of the Merged Project Area.  The Plan 
authorizes SEDC to finance the Merged Project Area with financial assistance from any or all of the 
following sources: (1) City; (2) State of California; (3) federal government; (4) tax increment funds 
in accordance with provisions of the existing CRL; (5) bonds; (6) interest income; (7) loans from 
private financial institutions; (8) lease or sale of SEDC-owned property; (9) donations; and (10) any 
other legally available public or private sources. 
 
Assumed revenue sources to fund project costs, as discussed and assumed in this feasibility 
cash flow, include, but are not limited to, tax increment revenues and interest earnings.  The 
estimated resources available to finance the proposed redevelopment programs are 
summarized as follows: 
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Financing Resources Available for Redevelopment in the Merged Project Area 
 

 
Memo Total 

 
Net Present Value 

Net Tax Increment  $160,479,000 $68,696,000 
Housing Set Aside 62,128,000 24,413,000 
Interest Earnings 8,682,000 3,504,000 
Cash Balance      15,305,000      15,305,000 
Total Resources $246,594,000 $111,918,000 

 
Current provisions of the CRL provide authority to SEDC to create indebtedness, issue bonds, 
borrow funds or obtain advances in implementing and carrying out the specific intents of the 
redevelopment plans.  SEDC is authorized to fund the principal and interest on the indebtedness, 
bond issues, borrowed funds or advances from tax increment revenue and any other funds 
available to SEDC.  To the extent that it is able to do so, the City may also supply additional 
assistance through City loans or grants for various public facilities or other project costs.  Although 
other funding sources such as these may be available to SEDC, the feasibility cash flow on Table 
22 only reflects the following funding sources:   
 

1. Tax Increment Revenues 
 
A summary of the projection of the incremental taxable values and resulting tax increment 
revenues for the Merged Project Area is shown on Table 23.  The gross total tax increment 
revenues for the Merged Project Area over the term during which SEDC could receive tax 
increment from the respective project areas is projected to amount to $301,431,000, of which 
$62,128,000 would be required for deposit into the Housing Fund; $6,068,000 would be charged 
by the County to recover administrative overhead (per SB 2557); and $72,756,000 would be 
allocated to affected taxing entities under existing tax sharing agreements or statutory pass through 
payments triggered under Sections 33607.5 and 33607.7.  The net non-housing tax increment 
revenues available to SEDC over the term of the projection total $160,479,000. 

 
The following assumptions were incorporated in the Merged Project Area tax increment revenue 
projections shown on Table 24: 
 
a) Current FY 2010-11 assessed values, as reported by the San Diego County Auditor-

Controller, provide the basis from which future year tax increment is determined.   
 
b) Future Project Area values increase as a result of the maximum 2% Real Property 

growth factor allowed under Proposition 13.  For purposes of this analysis, Real Property 
growth factors are assumed to increase minimally as a reflection of current real estate 
conditions and then increase to levels approaching those reflective of modified growth 
trends experienced by assessed values in the respective Project Areas from FY 2004-05 
to FY 2010-11.  
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c)  
 2012 2013 2014 2015 2016 2017 2018 
Gateway Ctr West 1% 1% 2% 3% 4% 5% 5% 
Mount Hope 1% 1% 2% 2% 2% 2% 2% 
Southcrest 1% 1% 2% 3% 4% 5% 6% 
Central Imperial 
 - Original 

 
1% 

 
1% 

 
2% 

 
3% 

 
3% 

 
3% 

 
3% 

 - Amendment 2 1% 1% 2% 3% 3% 3% 3% 
 - Amendment 3 1% 1% 2% 3% 4% 5% 5% 

 
d) New developments incorporated in the Five-Year Strategic Plan projections prepared on 

October 8, 2009 have been assumed in the projections.  Proposed developments that 
would be tax-exempt and result in assessed value exemptions of current value have also 
been projected.  

 
e) Personal Property growth is assumed to remain at the reported FY 2010-11 levels given 

that this category of value is primarily Unsecured and therefore subject to depreciation 
until replaced.  

 
f) Tax rates for the respective Project Areas are based upon the secured override debt 

service levies estimated by the County Auditor-Controller.  
 
g) Unitary tax revenues are assumed to stabilize at the FY 2009-10 amounts reported by 

the County Auditor-Controller. 
 
h) County administrative fees are based upon an assumed percentage charge of the gross 

tax increment reported for FY 2009-10. 
 
i) The County General Fund, the San Diego Unified School District and the San Diego 

Community College elected to receive a portion of annual tax increment revenues 
resulting in the annual inflationary increase allowed under Proposition 13 (as allowed 
under Health and Safety Code Section 33676).  These allocations are debited from tax 
increment revenues generated by the Southcrest and Central Imperial Original Project 
Areas.  Based upon the FY 2009-10 amounts withheld by the County Auditor-Controller, 
the future distributions are assumed to increase by the same rate of growth in the 
payments from FY 2003-04 to FY 2009-10. 

 
j) At the time of adoption of the Central Imperial Original Project Area, SEDC entered into 

subordinated tax sharing agreements with the San Diego County Office of Education, 
San Diego Unified School District and the San Diego Community College District. The 
contractual payments are forecasted based upon the provisions contained within the 
respective agreements.  

 



DRAFT - Preliminary Report for Amendments to the Redevelopment Plans     Keyser Marston Associates Inc. 
For Four Redevelopment Project Areas   Page 73  
Southeastern Economic Development Corporation 

PA1009005.SEDC:DVB:ml 
19935.513.006/9/3/10 

k) AB 1290 statutory pass-through payments (pursuant to Health and Safety Code Section 
33607.5) are required of Central Imperial Amendment Areas 2 and 3 and incorporate 
specific formula allocations to affected taxing entities as follows:  (1) commencing from 
the first fiscal year, 25% of the tax increments are passed through to the affected taxing 
entities (net of the 20% Housing set-aside); (2) commencing in the eleventh year, an 
additional 21% of the tax increment in excess of the tenth year tax increment is passed 
through to the taxing entities (net of the 20% housing set-aside); and (3) commencing in 
the thirty-first year, an additional 14% of the tax increment in excess of the thirtieth year 
tax increment is passed through to the taxing entities (net of the 20% housing set-aside). 

 
l) SB 211-triggered statutory pass-through payments (pursuant to Health and Safety Code 

Section 33607.7) are required of the Mount Hope and Southcrest Project Areas as a 
result of SEDC’s election to eliminate the debt incurrence time limits in both Project 
Areas.   

 
m) A summary ordinance action for the Gateway Center West Project Area, in tandem with 

the proposed amendment to increase the tax increment cap, will trigger the statutory 
pass-through pursuant to Health and Safety Code Section 33607.7.  

 
n) The Central Imperial Original Project Area currently has a debt incurrence time limit of 

9/14/2012.  The feasibility analysis assumes that SEDC will eliminate the debt 
incurrence time limit by summary ordinance adoption as allowed under SB 211, thereby 
triggering the statutory pass-through under Health and Safety Code Section 33607.7 
thereafter.  

 
o) Assessment appeal impacts caused by any outstanding appeal filings and delinquent 

non-payment of property taxes are not assumed as part of this analysis.  
 

2. Housing Set Aside  
 
As stated previously, SEDC is annually required to deposit 20% of the gross tax increment 
revenues into the Low- and Moderate-Income Housing Fund for the purposes of increasing, 
improving and preserving the community’s supply of low- and moderate-income housing available 
at an affordable housing cost.  Tax increment generated from the Gateway Center West Project 
Area will be subject to a 30% housing set aside as a result of the amendment to the 
Redevelopment Plan. The housing set aside is available at SEDC’s discretion for allocation to 
various housing-related projects, programs and activities not incorporated in the Table 22 feasibility 
cash flow projection. 
 

3. Interest Income 
 
SEDC may receive interest earnings generated from funds on deposit in the bond reserve 
funds, project operating funds and other special funds established for the Merged Project Area.  
Interest earnings are based upon an assumed 3 percent rate.  
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4. Cash Balance 
 
For purposes of the feasibility cash flow, the available capital project fund cash balances of SEDC 
as of June 30, 2010 are incorporated and assumed available to fund budgeted and assumed future 
public improvements of the Merged Project Area.  The capital project funds include remaining net 
bond proceeds deposited in the 2007 bond funds, as well as cash balances available for SEDC’s 
use.  

 

D. PROPOSED FINANCING METHOD, ECONOMIC FEASIBILITY, AND REASONS FOR 
INCLUDING TAX INCREMENT FINANCING 

 
The anticipated costs to implement a program of revitalization in the Merged Project Area will 
require significant participation from SEDC as it implements activities that promote and achieve the 
stated goals and objectives of the redevelopment plan.  Economic feasibility of the redevelopment 
plans has been determined based upon a comparative cash flow analysis of the anticipated costs 
for implementation of the proposed redevelopment program to the resulting projected resources 
projected over the term of the Merged Project Area feasibility cash flow.   
 
The economic feasibility summarized on Table 22 was created to represent one scenario of 
economic feasibility.  At the discretion of SEDC, other funding sources discussed above may also 
represent viable funding alternatives for economic feasibility of the amended redevelopment plans.  
Although SEDC may consider other funding sources permitted in the redevelopment plans, not all 
of the funding sources may be available or be feasible for SEDC to use in financing the anticipated 
costs and revenue shortfalls.  In the event that neither the City nor the private market acting alone 
could fully bear the costs associated with revitalization of the Merged Project Area, the 
implementation of a redevelopment program utilizing tax increment revenues must be considered 
as a viable financing tool. 
 
The cash flow projection reflects assumptions based on KMA's understanding of the 
assessment and tax apportionment procedures employed by the County.  The County 
procedures are subject to change as a reflection of policy revisions or administrative, regulatory 
or legislative mandate.  While we believe our estimates to be reasonable, taxable values 
resulting from actual appraisals may vary from the amounts assumed in the projections.  
Assumptions have also been made that legislatively-mandated ERAF payments to the State will 
not be required in future fiscal years.  These assumptions are based on existing State policies 
and are subject to future regulatory or legislative changes. 
 
No assurances are provided by KMA as to the certainty of the projected tax increment revenues 
shown in this Section.  Actual revenues may be higher or lower than what has been projected 
and are subject to valuation changes resulting from new developments or transfers of ownership 
not specifically identified herein, actual resolution of outstanding appeals, future filing of 
appeals, changes in assessor valuation standards, or the non-payment of taxes due.  A 
reasonable attempt has been made to forecast the redevelopment projects, programs and 
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activities that could be undertaken in the Merged Project Area.  However, actual funding will be 
based upon actual revenues available to SEDC in future fiscal years.  Therefore, the 
expenditure program reflected on Table 22 is presented as an “order of magnitude” estimate 
based upon the forecasted tax increment revenues.   
 
Based upon the assumptions incorporated in the cash-flow scenario shown on Table 22, the 
Merged Project Area redevelopment plans, as amended under this scenario, are deemed to be 
economically sound and feasible as future Merged Project Area expenditures are fully funded by 
forecasted resources. 



Table 22
Financial Feasibility Cash Flow Projection
Merged Project Area
Southeastern Economic Development Corporation
 (000's Omitted)

I. Beginning Balance

II. Revenues:
Net Available Tax Increment (see attached)
Housing Set Aside
Interest Earnings at 3%
Reserve Interest Earnings at 3%
Total Revenues

III. Expenditures:
Existing Debt Service
Administrative Expenses:
SERAF
Budgeted Capital Projects (2010-11)
Housing Programs
Total Expenditures

IV. Available for Discretionary Expenditures

  Public Imps - 25% of Available 50%
  Econ & Comm Dev - 25% of Available 25%
  Neighd Preserv - 25% of Available 25%

V. Ending Balance

Preliminary Report

2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20 2020-21 2021-22 2022-23 2023-24

15,305 12,526 9,084 6,443 4,494 3,074 2,025 1,263 731 374 167 209 159 188

4,017 3,984 4,008 4,165 4,320 4,426 4,530 4,649 4,772 4,900 5,034 5,172 5,316 5,452
1,139 1,186 1,195 1,268 1,339 1,385 1,439 1,500 1,564 1,631 1,701 1,774 1,850 1,929

459 376 273 193 135 92 61 38 22 11 5 6 5 6
99 87 86 86 86 86 86 86 86 86 80 86 87 86

5,713 5,633 5,561 5,711 5,879 5,988 6,114 6,272 6,444 6,628 6,819 7,038 7,256 7,472

3,290 2,910 2,868 2,865 2,864 2,865 2,863 2,862 2,871 2,862 2,674 2,883 2,888 2,883
1,913 1,951 1,990 2,030 2,071 2,112 2,154 2,197 2,241 2,286 2,332 2,379 2,426 2,475

477 0 0 0 0 0 0 0 0 0 0 0 0 0
1,673 0 0 0 0 0 0 0 0 0 0 0 0 0
1,139 1,186 1,195 1,268 1,339 1,385 1,439 1,500 1,564 1,631 1,701 1,774 1,850 1,929
8,492 6,047 6,054 6,162 6,274 6,362 6,456 6,560 6,677 6,780 6,707 7,035 7,164 7,287

12,526 12,111 8,591 5,992 4,099 2,700 1,684 975 499 222 279 212 251 373

0 1,514 1,074 749 512 338 210 122 62 28 35 27 31 47
0 757 537 374 256 169 105 61 31 14 17 13 16 23
0 757 537 374 256 169 105 61 31 14 17 13 16 23

12,526 9,084 6,443 4,494 3,074 2,025 1,263 731 374 167 209 159 188 280

Prepared by Keyser Marston Associates, Inc.
Filename: Feas_2010-09-03.xls: CF: 9/3/2010: GSH



Table 22
Financial Feasibility Cash Flow Projection
Merged Project Area
Southeastern Economic Development Corporation
 (000's Omitted)

I. Beginning Balance

II. Revenues:
Net Available Tax Increment (see attached)
Housing Set Aside
Interest Earnings at 3%
Reserve Interest Earnings at 3%
Total Revenues

III. Expenditures:
Existing Debt Service
Administrative Expenses:
SERAF
Budgeted Capital Projects (2010-11)
Housing Programs
Total Expenditures

IV. Available for Discretionary Expenditures

  Public Imps - 25% of Available 50%
  Econ & Comm Dev - 25% of Available 25%
  Neighd Preserv - 25% of Available 25%

V. Ending Balance

Preliminary Report

Southcrest Plan Limit Southcrest TI Limit
Mt Hope Plan Limit Ctl Imp 2 Plan Limit Gateway Plan Limit Ctl Imp 3 Plan Limit Ctl Imp 1  Plan Limit Mt Hope TI Limit

2024-25 2025-26 2026-27 2027-28 2028-29 2029-30 2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 2037-38

280 428 613 1,338 3,249 4,830 6,163 7,341 8,376 9,293 10,929 13,028 13,780 14,456

5,593 5,740 5,871 6,023 6,181 6,345 6,516 6,689 6,869 6,930 7,109 5,949 6,072 2,425
2,012 2,098 2,181 2,274 2,372 2,474 2,580 2,691 2,807 2,928 3,055 2,750 2,879 1,386

8 13 18 40 97 145 185 220 251 279 328 391 413 434
86 86 83 68 68 68 68 67 68 31 31 31 31 31

7,699 7,937 8,153 8,405 8,718 9,031 9,348 9,668 9,994 10,167 10,522 9,120 9,395 4,275

2,872 2,876 2,771 2,265 2,267 2,264 2,260 2,250 2,254 1,023 1,025 1,025 1,021 1,019
2,524 2,575 2,030 871 888 906 883 900 918 937 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0

2,012 2,098 2,181 2,274 2,372 2,474 2,580 2,691 2,807 2,928 3,055 2,750 2,879 1,386
7,408 7,548 6,982 5,411 5,528 5,644 5,723 5,842 5,979 4,888 4,080 3,775 3,900 2,405

571 817 1,784 4,332 6,440 8,217 9,788 11,168 12,390 14,571 17,370 18,373 19,274 16,326

71 102 223 542 805 1,027 1,224 1,396 1,549 1,821 2,171 2,297 2,409 2,041
36 51 111 271 402 514 612 698 774 911 1,086 1,148 1,205 1,020
36 51 111 271 402 514 612 698 774 911 1,086 1,148 1,205 1,020

428 613 1,338 3,249 4,830 6,163 7,341 8,376 9,293 10,929 13,028 13,780 14,456 12,244

Prepared by Keyser Marston Associates, Inc.
Filename: Feas_2010-09-03.xls: CF: 9/3/2010: GSH



Table 22
Financial Feasibility Cash Flow Projection
Merged Project Area
Southeastern Economic Development Corporation
 (000's Omitted)

I. Beginning Balance

II. Revenues:
Net Available Tax Increment (see attached)
Housing Set Aside
Interest Earnings at 3%
Reserve Interest Earnings at 3%
Total Revenues

III. Expenditures:
Existing Debt Service
Administrative Expenses:
SERAF
Budgeted Capital Projects (2010-11)
Housing Programs
Total Expenditures

IV. Available for Discretionary Expenditures

  Public Imps - 25% of Available 50%
  Econ & Comm Dev - 25% of Available 25%
  Neighd Preserv - 25% of Available 25%

V. Ending Balance

Preliminary Report

Ctl Imp 1 TI Limit
Gateway TI Limit Ctl Imp 2 TI Limit Ctl Imp 3 TI Limit Memo NPV at

2038-39 2039-40 2040-41 2041-42 2042-43 2043-44 2044-45 2045-46 2046-47 Totals 6%

12,244 11,272 10,180 9,315 8,620 8,051 6,544 5,392 0 15,305 15,305

2,418 1,964 1,935 1,900 1,856 433 450 467 0 160,479 68,696
1,426 1,111 1,135 1,158 1,180 232 243 256 0 62,128 24,413

367 338 305 279 259 242 196 162 0 6,653 2,436
0 0 0 0 0 0 0 0 0 2,029 1,068

4,211 3,413 3,375 3,336 3,294 906 889 884 0 246,594 111,918

0 0 0 0 0 0 0 0 0 67,640 35,614
0 0 0 0 0 0 0 0 0 43,991 24,597
0 0 0 0 0 0 0 0 0 477 477
0 0 0 0 0 0 0 0 0 1,673 1,673

1,426 1,111 1,135 1,158 1,180 232 243 256 0 62,128 24,413
1,426 1,111 1,135 1,158 1,180 232 243 256 0 175,908 86,774

15,030 13,574 12,421 11,494 10,735 8,725 7,190 6,021 0

1,879 1,697 1,553 1,437 1,342 1,091 899 3,010 0 35,333 10,193
939 848 776 718 671 545 449 1,505 0 17,666 5,096
939 848 776 718 671 545 449 1,505 0 17,666 5,096

11,272 10,180 9,315 8,620 8,051 6,544 5,392 0 0 246,573 107,160

Prepared by Keyser Marston Associates, Inc.
Filename: Feas_2010-09-03.xls: CF: 9/3/2010: GSH



Table 22
Financial Feasibility Cash Flow Projection
Merged Project Area
Southeastern Economic Development Corporation
 (000's Omitted)

VI. Mt Hope Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

VII. Southcrest Senior Lien (annual)
  Gross Tax Increment
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

VIII. Gateway Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

IX. Central Imperial Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

X. Total Net Available Tax Increment

Preliminary Report

2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20 2020-21 2021-22 2022-23 2023-24

1,359 1,373 1,386 1,413 1,440 1,468 1,496 1,525 1,555 1,585 1,615 1,647 1,679 1,711
(70) (72) (75) (80) (91) (101) (111) (122) (133) (144) (156) (168) (179) (192)

(276) (279) (282) (287) (293) (298) (304) (310) (316) (322) (328) (335) (341) (348)
1,014 1,021 1,029 1,045 1,057 1,069 1,081 1,093 1,105 1,118 1,131 1,145 1,158 1,172

1,839 1,849 1,859 1,893 1,952 2,037 2,152 2,300 2,457 2,624 2,800 2,987 3,185 3,395
(99) (101) (103) (110) (122) (139) (185) (243) (305) (370) (439) (513) (591) (673)

(373) (375) (377) (384) (396) (414) (437) (467) (499) (533) (568) (606) (647) (689)
1,367 1,373 1,379 1,399 1,434 1,485 1,531 1,590 1,654 1,721 1,792 1,868 1,948 2,032

349 362 365 372 381 394 411 429 447 467 487 509 532 555
0 (25) (26) (27) (31) (36) (42) (49) (56) (63) (71) (79) (87) (96)

(72) (112) (113) (115) (118) (122) (127) (133) (138) (144) (151) (157) (164) (172)
277 225 226 230 232 237 242 247 253 260 266 273 280 287

2,043 2,052 2,069 2,352 2,601 2,692 2,788 2,886 2,986 3,088 3,193 3,299 3,408 3,518
(266) (268) (272) (379) (472) (506) (541) (578) (615) (655) (695) (737) (780) (838)
(418) (420) (423) (481) (532) (551) (571) (591) (611) (632) (654) (675) (698) (720)

1,359 1,364 1,373 1,491 1,597 1,636 1,676 1,718 1,759 1,802 1,844 1,887 1,930 1,960

4,017 3,984 4,008 4,165 4,320 4,426 4,530 4,649 4,772 4,900 5,034 5,172 5,316 5,452
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Table 22
Financial Feasibility Cash Flow Projection
Merged Project Area
Southeastern Economic Development Corporation
 (000's Omitted)

VI. Mt Hope Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

VII. Southcrest Senior Lien (annual)
  Gross Tax Increment
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

VIII. Gateway Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

IX. Central Imperial Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

X. Total Net Available Tax Increment

Preliminary Report

Southcrest Plan Limit Southcrest TI Limit
Mt Hope Plan Limit Ctl Imp 2 Plan Limit Gateway Plan Limit Ctl Imp 3 Plan Limit Ctl Imp 1  Plan Limit Mt Hope TI Limit

2024-25 2025-26 2026-27 2027-28 2028-29 2029-30 2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 2037-38

1,745 1,779 1,805 1,841 1,876 1,913 1,950 1,988 2,027 2,067 2,107 0 0 0
(204) (217) (228) (241) (254) (268) (282) (296) (311) (325) (345) 0 0 0
(355) (361) (367) (374) (381) (389) (396) (404) (412) (420) (428) 0 0 0

1,186 1,200 1,211 1,225 1,241 1,256 1,272 1,288 1,305 1,321 1,334 0 0 0

3,617 3,853 4,083 4,346 4,625 4,921 5,235 5,567 5,919 6,292 6,688 7,107 7,551 0
(761) (854) (948) (1,052) (1,162) (1,279) (1,403) (1,534) (1,673) (1,820) (1,976) (2,142) (2,374) 0
(734) (782) (829) (882) (939) (999) (1,063) (1,130) (1,202) (1,277) (1,358) (1,443) (1,533) 0

2,122 2,217 2,306 2,412 2,524 2,644 2,770 2,903 3,045 3,195 3,354 3,522 3,644 0

580 607 634 663 693 725 759 794 831 870 910 953 998 1,045
(106) (116) (126) (137) (148) (160) (173) (186) (200) (214) (234) (255) (277) (300)
(179) (188) (196) (205) (214) (224) (235) (246) (257) (269) (281) (295) (309) (323)
295 304 312 321 331 341 351 363 374 386 395 403 412 422

3,630 3,745 3,852 3,969 4,088 4,208 4,329 4,450 4,573 4,696 4,819 4,941 5,063 5,183
(897) (959) (1,021) (1,092) (1,165) (1,241) (1,319) (1,404) (1,491) (1,706) (1,804) (1,905) (2,009) (2,117)
(743) (767) (789) (813) (837) (862) (887) (912) (937) (962) (988) (1,013) (1,038) (1,063)

1,990 2,019 2,042 2,064 2,085 2,105 2,122 2,135 2,145 2,027 2,027 2,023 2,016 2,004

5,593 5,740 5,871 6,023 6,181 6,345 6,516 6,689 6,869 6,930 7,109 5,949 6,072 2,425

Prepared by Keyser Marston Associates, Inc.
Filename: Feas_2010-09-03.xls: CF: 9/3/2010: GSH



Table 22
Financial Feasibility Cash Flow Projection
Merged Project Area
Southeastern Economic Development Corporation
 (000's Omitted)

VI. Mt Hope Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

VII. Southcrest Senior Lien (annual)
  Gross Tax Increment
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

VIII. Gateway Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

IX. Central Imperial Senior Lien (annual)
  Gross Tax Increment 
  Less Tax Sharing 
  Less Housing Set Aside 
  Net Available Tax Increment

X. Total Net Available Tax Increment

Preliminary Report

Ctl Imp 1 TI Limit
Gateway TI Limit Ctl Imp 2 TI Limit Ctl Imp 3 TI Limit Memo NPV at

2038-39 2039-40 2040-41 2041-42 2042-43 2043-44 2044-45 2045-46 2046-47 Totals 6%

0 0 0 0 0 0 0 0 0 42,349 20,485
0 0 0 0 0 0 0 0 0 (4,666) (1,955)
0 0 0 0 0 0 0 0 0 (8,606) (4,163)
0 0 0 0 0 0 0 0 0 29,076 14,368

0 0 0 0 0 0 0 0 0 103,134 41,087
0 0 0 0 0 0 0 0 0 (22,966) (7,573)
0 0 0 0 0 0 0 0 0 (20,936) (8,340)
0 0 0 0 0 0 0 0 0 59,232 25,173

1,094 0 0 0 0 0 0 0 0 18,218 7,203
(325) 0 0 0 0 0 0 0 0 (3,644) (1,178)
(338) 0 0 0 0 0 0 0 0 (5,597) (2,193)
431 0 0 0 0 0 0 0 0 8,977 3,832

5,302 5,419 5,533 5,643 5,749 1,109 1,165 1,223 0 131,662 47,438
(2,228) (2,343) (2,462) (2,585) (2,713) (443) (471) (501) 0 (41,480) (12,398)
(1,087) (1,111) (1,135) (1,158) (1,180) (232) (243) (256) 0 (26,989) (9,717)
1,987 1,964 1,935 1,900 1,856 433 450 467 0 63,193 25,324

2,418 1,964 1,935 1,900 1,856 433 450 467 0 160,479 68,696
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Table 23
Tax Increment Revenue Projection
Merged Area
Southeastern Economic Development Corp.
(000's Omitted)

I. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 SC & CI Orig
Subtotal

County Admin Charge 
Total Gross TI

II. Net Tax Increment (non-Housing)
Housing Set Aside

III. Statutory Pass Through
County Office of Education (CI Orig)
San Diego Unified (CI Orig)
San Diego Community College (CI Orig)
Net TI After Pass Through & Housing

Preliminary Report

2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20

5,973 6,043 6,113 6,499 6,882 7,136 7,431 7,766 8,118 8,485
57 57 57 57 57 57 57 57 57 57

(332) (356) (382) (410) (440) (472) (506) (543) (583) (626)
5,697 5,744 5,788 6,146 6,499 6,721 6,981 7,280 7,591 7,916

(107) (108) (109) (117) (125) (129) (134) (140) (146) (152)
5,590 5,636 5,679 6,029 6,374 6,591 6,847 7,140 7,445 7,764

4,451 4,450 4,484 4,761 5,035 5,207 5,409 5,640 5,881 6,132
1,139 1,186 1,195 1,268 1,339 1,385 1,439 1,500 1,564 1,631

(345) (375) (384) (502) (616) (678) (772) (880) (993) (1,112)
(6) (6) (6) (6) (7) (7) (7) (7) (8) (8)

(73) (74) (75) (77) (80) (84) (87) (91) (94) (98)
(11) (11) (11) (11) (12) (12) (13) (13) (14) (14)

4,017 3,984 4,008 4,165 4,320 4,426 4,530 4,649 4,772 4,900
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Filename: Feas_2010-09-03.xls: TI: 9/3/2010: GSH: Page 1 of 4



Table 23
Tax Increment Revenue Projection
Merged Area
Southeastern Economic Development Corp.
(000's Omitted)

I. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 SC & CI Orig
Subtotal

County Admin Charge 
Total Gross TI

II. Net Tax Increment (non-Housing)
Housing Set Aside

III. Statutory Pass Through
County Office of Education (CI Orig)
San Diego Unified (CI Orig)
San Diego Community College (CI Orig)
Net TI After Pass Through & Housing

Preliminary Report

2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30

8,869 9,272 9,694 10,135 10,598 11,083 11,554 12,085 12,642 13,225
57 57 57 57 57 57 57 57 57 57

(672) (722) (776) (833) (895) (962) (1,034) (1,112) (1,196) (1,286)
8,254 8,607 8,975 9,359 9,759 10,177 10,577 11,030 11,503 11,996

(158) (165) (172) (179) (187) (194) (202) (210) (219) (229)
8,096 8,442 8,803 9,180 9,573 9,983 10,375 10,819 11,283 11,767

6,395 6,668 6,953 7,251 7,561 7,885 8,194 8,545 8,911 9,293
1,701 1,774 1,850 1,929 2,012 2,098 2,181 2,274 2,372 2,474

(1,236) (1,366) (1,502) (1,658) (1,822) (1,993) (2,166) (2,359) (2,561) (2,773)
(8) (9) (9) (9) (10) (10) (11) (11) (11) (12)

(102) (106) (110) (114) (119) (123) (128) (133) (138) (143)
(15) (15) (16) (17) (17) (18) (19) (19) (20) (21)

5,034 5,172 5,316 5,452 5,593 5,740 5,871 6,023 6,181 6,345
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Table 23
Tax Increment Revenue Projection
Merged Area
Southeastern Economic Development Corp.
(000's Omitted)

I. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 SC & CI Orig
Subtotal

County Admin Charge 
Total Gross TI

II. Net Tax Increment (non-Housing)
Housing Set Aside

III. Statutory Pass Through
County Office of Education (CI Orig)
San Diego Unified (CI Orig)
San Diego Community College (CI Orig)
Net TI After Pass Through & Housing

Preliminary Report

Southcrest TI Limit
Mt Hope TI Limit Gateway TI Limit

2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 2037-38 2038-39 2039-40

13,838 14,480 15,154 15,861 16,603 15,213 15,989 7,597 7,882 7,022
57 57 57 57 57 44 44 31 31 6

(1,383) (1,488) (1,602) (1,724) (1,855) (1,997) (2,151) (1,238) (1,350) (1,471)
12,511 13,048 13,609 14,194 14,805 13,259 13,882 6,391 6,564 5,557

(238) (248) (259) (270) (281) (258) (270) (162) (168) (138)
12,273 12,800 13,350 13,924 14,524 13,001 13,611 6,228 6,397 5,419

9,692 10,108 10,543 10,996 11,469 10,251 10,732 4,842 4,971 4,308
2,580 2,691 2,807 2,928 3,055 2,750 2,879 1,386 1,426 1,111

(2,995) (3,231) (3,479) (3,739) (4,021) (3,951) (4,297) (2,041) (2,163) (1,940)
(12) (13) (13) (13) (14) (14) (15) (16) (16) (17)

(148) (153) (159) (274) (284) (294) (305) (315) (326) (338)
(22) (22) (23) (40) (41) (42) (44) (45) (47) (49)

6,516 6,689 6,869 6,930 7,109 5,949 6,072 2,425 2,418 1,964

Prepared by Keyser Marston Associates, Inc.
Filename: Feas_2010-09-03.xls: TI: 9/3/2010: GSH: Page 3 of 4



Table 23
Tax Increment Revenue Projection
Merged Area
Southeastern Economic Development Corp.
(000's Omitted)

I. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 SC & CI Orig
Subtotal

County Admin Charge 
Total Gross TI

II. Net Tax Increment (non-Housing)
Housing Set Aside

III. Statutory Pass Through
County Office of Education (CI Orig)
San Diego Unified (CI Orig)
San Diego Community College (CI Orig)
Net TI After Pass Through & Housing

Preliminary Report

Ctl Imp 1 TI Limit
Ctl Imp 2 TI Limit Ctl Imp 3 TI Limit Memo NPV at

2040-41 2041-42 2042-43 2043-44 2044-45 2045-46 2046-47 Total 6%

7,273 7,532 7,800 1,158 1,216 1,278 0 335,499 129,385
6 6 6 0 0 0 0 1,592 759

(1,604) (1,750) (1,908) 0 0 0 0 (35,660) (11,620)
5,674 5,788 5,898 1,158 1,217 1,278 0 301,431 118,525

(142) (146) (150) (50) (52) (55) 0 (6,068) (2,312)
5,533 5,643 5,749 1,109 1,165 1,223 0 295,363 116,213

4,398 4,485 4,569 877 921 968 0 233,235 91,800
1,135 1,158 1,180 232 243 256 0 62,128 24,413

(2,046) (2,154) (2,267) (443) (471) (501) 0 (65,832) (20,875)
(17) (18) (18) 0 0 0 0 (365) (130)

(349) (361) (374) 0 0 0 0 (5,730) (1,833)
(50) (52) (54) 0 0 0 0 (830) (266)

1,935 1,900 1,856 433 450 467 0 160,479 68,696
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Table 24
Tax Increment Revenue Projection
Gateway Center West Redevelopment Project
Southeastern Economic Development Corp.
(000's Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -2.98%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 30%

SB 211 Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

Plan Year
34 35 36 37 38 39 40 41 42 43 44

Old Plan Limit
Reported 11-17-2019
2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20 2020-21

29,919 29,919 31,285 31,598 32,230 33,197 34,524 36,251 38,063 39,966 41,965
NA 1.00% 1.00% 2.00% 3.00% 4.00% 5.00% 5.00% 5.00% 5.00% 5.00%
0 299 313 632 967 1,328 1,726 1,813 1,903 1,998 2,098
0 1,067 0 0 0 0 0 0 0 0 0

29,919 31,285 31,598 32,230 33,197 34,524 36,251 38,063 39,966 41,965 44,063

6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886

36,805 38,171 38,484 39,116 40,082 41,410 43,137 44,949 46,852 48,851 50,949
(3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669)
33,136 34,502 34,815 35,447 36,414 37,742 39,468 41,281 43,184 45,182 47,280

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300%

334 348 351 358 368 381 398 417 436 456 477
25 25 25 25 25 25 25 25 25 25 25

360 373 377 383 393 406 424 442 461 481 502

(11) (11) (11) (11) (12) (12) (13) (13) (14) (14) (15)
349 362 365 372 381 394 411 429 447 467 487

277 250 252 257 263 272 284 296 309 323 337
72 112 113 115 118 122 127 133 138 144 151

0 (25) (26) (27) (31) (36) (42) (49) (56) (63) (71)
277 225 226 230 232 237 242 247 253 260 266
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Table 24
Tax Increment Revenue Projection
Gateway Center West Redevelopment Project
Southeastern Economic Development Corp.
(000's Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -2.98%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 30%

SB 211 Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

45 46 47 48 49 50 51 52 53 54 55 56
Amended Plan Limit

11-17-2029
2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30 2030-31 2031-32 2032-33

44,063 46,266 48,579 51,008 53,559 56,237 59,048 62,001 65,101 68,356 71,774 75,362
5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
2,203 2,313 2,429 2,550 2,678 2,812 2,952 3,100 3,255 3,418 3,589 3,768

0 0 0 0 0 0 0 0 0 0 0 0
46,266 48,579 51,008 53,559 56,237 59,048 62,001 65,101 68,356 71,774 75,362 79,130

6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886 6,886

53,152 55,465 57,894 60,445 63,123 65,934 68,887 71,987 75,242 78,660 82,248 86,016
(3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669)
49,483 51,797 54,226 56,776 59,454 62,266 65,218 68,318 71,573 74,991 78,580 82,348

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300%

499 523 547 573 600 628 658 690 722 757 793 831
25 25 25 25 25 25 25 25 25 25 25 25

525 548 573 598 625 654 683 715 748 782 818 856

(16) (16) (17) (18) (19) (19) (20) (21) (22) (23) (24) (26)
509 532 555 580 607 634 663 693 725 759 794 831

352 367 384 401 419 438 458 479 501 524 548 574
157 164 172 179 188 196 205 214 224 235 246 257

(79) (87) (96) (106) (116) (126) (137) (148) (160) (173) (186) (200)
273 280 287 295 304 312 321 331 341 351 363 374
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Table 24
Tax Increment Revenue Projection
Gateway Center West Redevelopment Project
Southeastern Economic Development Corp.
(000's Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -2.98%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 30%

SB 211 Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

57 58 59 60 61 62 63
Amended TI Receipts

11-17-2039 Memo NPV at
2033-34 2034-35 2035-36 2036-37 2037-38 2038-39 2039-40 Total 6%

79,130 83,087 87,241 91,603 96,184 100,993 106,042
5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
3,957 4,154 4,362 4,580 4,809 5,050 5,302

0 0 0 0 0 0 0
83,087 87,241 91,603 96,184 100,993 106,042 111,345

6,886 6,886 6,886 6,886 6,886 6,886 6,886

89,973 94,127 98,489 103,070 107,879 112,928 118,231
(3,669) (3,669) (3,669) (3,669) (3,669) (3,669) (3,669)
86,304 90,459 94,821 99,401 104,210 109,260 114,562

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300%

871 913 957 1,003 1,052 1,103 0 18,046 7,081
25 25 25 25 25 25 0 732 343

896 938 982 1,028 1,077 1,128 0 18,777 7,424

(27) (28) (29) (31) (32) (34) 0 (559) (221)
870 910 953 998 1,045 1,094 0 18,218 7,203

601 629 658 689 722 756 0 12,621 5,010
269 281 295 309 323 338 0 5,597 2,193

(214) (234) (255) (277) (300) (325) 0 (3,644) (1,178)
386 395 403 412 422 431 0 8,977 3,832
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Table 25 Preliminary Report
Tax Increment Revenue Projection
Mount Hope Redevelopment Project
Southeastern Economic Development Corp. Plan Year
(000's Omitted) 28 29 30 31 32 33 34 35 36 37

Reported
2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20

I. Real Property Value 131,988 131,988 133,308 134,641 137,334 140,080 142,882 145,740 148,654 151,628
Assumed Growth Factor NA 1.00% 1.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Inflationary Growth 0 1,320 1,333 2,693 2,747 2,802 2,858 2,915 2,973 3,033
New Developments 0 0 0 0 0 0 0 0 0 0
Total Real Property Value 131,988 133,308 134,641 137,334 140,080 142,882 145,740 148,654 151,628 154,660

II. Personal Property 21,633 21,633 21,633 21,633 21,633 21,633 21,633 21,633 21,633 21,633

III. Total Project Value 153,621 154,941 156,274 158,966 161,713 164,515 167,372 170,287 173,260 176,293
Less Base Value (18,064) (18,064) (18,064) (18,064) (18,064) (18,064) (18,064) (18,064) (18,064) (18,064)
Incremental Value 135,556 136,876 138,209 140,902 143,649 146,450 149,308 152,223 155,196 158,228
Projected Tax Rate 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300%

IV. Gross Tax Revenue 1,368 1,381 1,395 1,422 1,450 1,478 1,507 1,536 1,566 1,597
Unitary Tax Revenue 13 13 13 13 13 13 13 13 13 13
Subtotal 1,381 1,395 1,408 1,435 1,463 1,491 1,520 1,550 1,580 1,610

County Admin Charge at -1.58% (22) (22) (22) (23) (23) (24) (24) (25) (25) (25)
Total Gross TI 1,359 1,373 1,386 1,413 1,440 1,468 1,496 1,525 1,555 1,585

V. Net Tax Increment (non-Housing) 1,083 1,094 1,104 1,126 1,147 1,169 1,192 1,215 1,239 1,263
Housing Set Aside 20% 276 279 282 287 293 298 304 310 316 322

SB 211 Statutory Pass Through (70) (72) (75) (80) (91) (101) (111) (122) (133) (144)
Net TI After Pass Through & Housing 1,014 1,021 1,029 1,045 1,057 1,069 1,081 1,093 1,105 1,118
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Table 25
Tax Increment Revenue Projection
Mount Hope Redevelopment Project
Southeastern Economic Development Corp.
(000's Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -1.58%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

SB 211 Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

38 39 40 41 42 43 44 45 46 47
Plan limit

11-22-2025
2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30

154,660 157,753 160,908 164,126 167,409 170,757 174,172 177,656 181,209 184,833
2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
3,093 3,155 3,218 3,283 3,348 3,415 3,483 3,553 3,624 3,697

0 0 0 0 0 0 0 0 0 0
157,753 160,908 164,126 167,409 170,757 174,172 177,656 181,209 184,833 188,530

21,633 21,633 21,633 21,633 21,633 21,633 21,633 21,633 21,633 21,633

179,386 182,541 185,759 189,042 192,390 195,805 199,289 202,842 206,466 210,163
(18,064) (18,064) (18,064) (18,064) (18,064) (18,064) (18,064) (18,064) (18,064) (18,064)
161,322 164,477 167,695 170,977 174,326 177,741 181,224 184,777 188,401 192,098

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.005000% 1.005000% 1.005000% 1.005000%

1,628 1,660 1,693 1,726 1,759 1,794 1,821 1,857 1,893 1,931
13 13 13 13 13 13 13 13 13 13

1,641 1,673 1,706 1,739 1,773 1,807 1,834 1,870 1,907 1,944

(26) (26) (27) (28) (28) (29) (29) (30) (30) (31)
1,615 1,647 1,679 1,711 1,745 1,779 1,805 1,841 1,876 1,913

1,287 1,312 1,338 1,364 1,390 1,417 1,439 1,467 1,495 1,524
328 335 341 348 355 361 367 374 381 389

(156) (168) (179) (192) (204) (217) (228) (241) (254) (268)
1,131 1,145 1,158 1,172 1,186 1,200 1,211 1,225 1,241 1,256

Prepared by Keyser Marston Associates, Inc.
Filename: Feas_2010-09-03.xls: MH: 9/3/2010: GSH: Page 2 of 3



Table 25
Tax Increment Revenue Projection
Mount Hope Redevelopment Project
Southeastern Economic Development Corp.
(000's Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -1.58%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

SB 211 Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

48 49 50 51 52 53
TI Receipts Limit

11-22-2035 Memo NPV at
2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 Total 6%

188,530 192,300 196,146 200,069 204,071 208,152
2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
3,771 3,846 3,923 4,001 4,081 4,163

0 0 0 0 0 0
192,300 196,146 200,069 204,071 208,152 212,315

21,633 21,633 21,633 21,633 21,633 21,633

213,933 217,779 221,702 225,703 229,785 233,948
(18,064) (18,064) (18,064) (18,064) (18,064) (18,064)
195,869 199,715 203,638 207,639 211,720 215,883

1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000%

1,968 2,007 2,047 2,087 2,128 0 42,700 20,646
13 13 13 13 13 0 329 168

1,982 2,020 2,060 2,100 2,141 0 43,030 20,814

(31) (32) (33) (33) (34) 0 (681) (329)
1,950 1,988 2,027 2,067 2,107 0 42,349 20,485

1,554 1,584 1,615 1,647 1,679 0 33,743 16,322
396 404 412 420 428 0 8,606 4,163

(282) (296) (311) (325) (345) 0 (4,666) (1,955)
1,272 1,288 1,305 1,321 1,334 0 29,076 14,368

Prepared by Keyser Marston Associates, Inc.
Filename: Feas_2010-09-03.xls: MH: 9/3/2010: GSH: Page 3 of 3



Table 26 Preliminary Report
Tax Increment Revenue Projection
Southcrest Redevelopment Project
Southeastern Economic Development Corp. Plan Year
(000's Omitted) 25 26 27 28 29 30 31 32 33 34

Reported
2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20

I. Real Property Value 238,874 238,874 241,262 243,675 248,549 256,005 266,245 279,557 296,331 314,111
Assumed Growth Factor NA 1.00% 1.00% 2.00% 3.00% 4.00% 5.00% 6.00% 6.00% 6.00%
Inflationary Growth 0 2,389 2,413 4,874 7,456 10,240 13,312 16,773 17,780 18,847
New Developments 0 0 0 0 0 0 0 0 0 0
Total Real Property Value 238,874 241,262 243,675 248,549 256,005 266,245 279,557 296,331 314,111 332,957

II. Personal Property 11,018 11,018 11,018 11,018 11,018 11,018 11,018 11,018 11,018 11,018

III. Total Project Value 249,891 252,280 254,693 259,566 267,023 277,263 290,575 307,348 325,128 343,975
Less Base Value (45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148)
Incremental Value 204,743 207,132 209,545 214,418 221,875 232,115 245,427 262,200 279,980 298,827
Projected Tax Rate 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300%

IV. Gross Tax Revenue 2,066 2,091 2,115 2,164 2,239 2,343 2,477 2,646 2,826 3,016
Unitary Tax Revenue 12 12 12 12 12 12 12 12 12 12
Allocation per HSC 33676 6.2% (213) (226) (240) (255) (270) (287) (305) (324) (344) (365)
Subtotal 1,866 1,877 1,887 1,922 1,981 2,068 2,184 2,335 2,494 2,663

County Admin Charge at -1.48% (28) (28) (28) (28) (29) (31) (32) (34) (37) (39)
Total Gross TI 1,839 1,849 1,859 1,893 1,952 2,037 2,152 2,300 2,457 2,624

V. Net Tax Increment (non-Housing) 1,465 1,474 1,482 1,509 1,556 1,624 1,715 1,833 1,958 2,091
Housing Set Aside 20% 373 375 377 384 396 414 437 467 499 533

SB 211 Statutory Pass Through (99) (101) (103) (110) (122) (139) (185) (243) (305) (370)
Net TI After Pass Through & Housing 1,367 1,373 1,379 1,399 1,434 1,485 1,531 1,590 1,654 1,721
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Table 26
Tax Increment Revenue Projection
Southcrest Redevelopment Project
Southeastern Economic Development Corp.
(000's Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 6.2%
Subtotal

County Admin Charge at -1.48%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

SB 211 Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

35 36 37 38 39 40 41 42 43 44
Plan Limit

04-14-2027
2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30

332,957 352,935 374,111 396,558 420,351 445,572 472,306 500,645 530,683 562,524
6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00%

19,977 21,176 22,447 23,793 25,221 26,734 28,338 30,039 31,841 33,751
0 0 0 0 0 0 0 0 0 0

352,935 374,111 396,558 420,351 445,572 472,306 500,645 530,683 562,524 596,276

11,018 11,018 11,018 11,018 11,018 11,018 11,018 11,018 11,018 11,018

363,952 385,129 407,575 431,369 456,590 483,324 511,662 541,701 573,542 607,294
(45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148)
318,804 339,980 362,427 386,221 411,442 438,176 466,514 496,553 528,394 562,145

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.005000% 1.005000% 1.005000% 1.005000%

3,218 3,431 3,658 3,898 4,153 4,423 4,688 4,990 5,310 5,650
12 12 12 12 12 12 12 12 12 12

(388) (412) (438) (465) (494) (524) (557) (591) (628) (667)
2,842 3,032 3,233 3,446 3,671 3,911 4,144 4,411 4,695 4,995

(42) (45) (48) (51) (54) (58) (61) (65) (69) (74)
2,800 2,987 3,185 3,395 3,617 3,853 4,083 4,346 4,625 4,921

2,232 2,381 2,538 2,706 2,883 3,071 3,254 3,464 3,687 3,922
568 606 647 689 734 782 829 882 939 999

(439) (513) (591) (673) (761) (854) (948) (1,052) (1,162) (1,279)
1,792 1,868 1,948 2,032 2,122 2,217 2,306 2,412 2,524 2,644
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Table 26
Tax Increment Revenue Projection
Southcrest Redevelopment Project
Southeastern Economic Development Corp.
(000's Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 6.2%
Subtotal

County Admin Charge at -1.48%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

SB 211 Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

45 46 47 48 49 50 51
TI Receipts Limit

04-14-2037 Memo NPV at
2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 Total 6%

596,276 632,052 669,976 710,174 752,785 797,952 845,829
6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00%

35,777 37,923 40,199 42,610 45,167 47,877 50,750
0 0 0 0 0 0 0

632,052 669,976 710,174 752,785 797,952 845,829 896,579

11,018 11,018 11,018 11,018 11,018 11,018 11,018

643,070 680,993 721,192 763,802 808,969 856,846 907,596
(45,148) (45,148) (45,148) (45,148) (45,148) (45,148) (45,148)
597,922 635,845 676,044 718,654 763,821 811,698 862,448

1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000%

6,009 6,390 6,794 7,222 7,676 8,158 8,668 118,320 47,091
12 12 12 12 12 12 12 330 162

(708) (752) (799) (848) (901) (957) (1,016) (13,971) (5,551)
5,313 5,650 6,008 6,387 6,788 7,213 7,664 104,679 41,702

(78) (83) (89) (94) (100) (106) (113) (1,545) (616)
5,235 5,567 5,919 6,292 6,688 7,107 7,551 103,134 41,087

4,172 4,437 4,718 5,015 5,330 5,664 6,018 82,198 32,746
1,063 1,130 1,202 1,277 1,358 1,443 1,533 20,936 8,340

(1,403) (1,534) (1,673) (1,820) (1,976) (2,142) (2,374) (22,966) (7,573)
2,770 2,903 3,045 3,195 3,354 3,522 3,644 59,232 25,173
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Table 27-1
Tax Increment Revenue Projection
Central Imperial Project - Original
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 (CI Orig) 9.0%
Subtotal

County Admin Charge at -1.64%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

SB 211 Statutory Pass Through
County Office of Education (subord)
San Diego Unified (subord)
San Diego Community College (subord)
Net TI After Pass Through & Housing

Preliminary Report

Plan Year
18 19 20 21 22 23 24 25 26 27

Reported
2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20

192,273 192,273 194,195 196,137 200,060 206,062 212,244 218,611 225,169 231,924
NA 1.00% 1.00% 2.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
0 1,923 1,942 3,923 6,002 6,182 6,367 6,558 6,755 6,958
0 0 0 0 0 0 0 0 0 0

192,273 194,195 196,137 200,060 206,062 212,244 218,611 225,169 231,924 238,882

5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933

198,206 200,129 202,071 205,993 211,995 218,177 224,544 231,103 237,858 244,815
(63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688)
134,518 136,441 138,383 142,306 148,307 154,489 160,856 167,415 174,170 181,128

1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291%

1,358 1,377 1,397 1,436 1,497 1,559 1,624 1,690 1,758 1,828
4 4 4 4 4 4 4 4 4 4

(120) (130) (142) (155) (169) (184) (201) (219) (239) (261)
1,242 1,251 1,259 1,285 1,332 1,379 1,427 1,475 1,523 1,572

(20) (20) (21) (21) (22) (23) (23) (24) (25) (26)
1,222 1,230 1,238 1,264 1,310 1,356 1,403 1,450 1,498 1,546

973 980 986 1,007 1,044 1,081 1,118 1,155 1,193 1,231
248 250 252 257 266 276 285 295 305 314

0 0 0 (8) (20) (32) (45) (58) (72) (85)
(6) (6) (6) (6) (7) (7) (7) (7) (8) (8)

(73) (74) (75) (77) (80) (84) (87) (91) (94) (98)
(11) (11) (11) (11) (12) (12) (13) (13) (14) (14)
884 889 894 905 925 945 966 986 1,006 1,025
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Table 27-1
Tax Increment Revenue Projection
Central Imperial Project - Original
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 (CI Orig) 9.0%
Subtotal

County Admin Charge at -1.64%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

SB 211 Statutory Pass Through
County Office of Education (subord)
San Diego Unified (subord)
San Diego Community College (subord)
Net TI After Pass Through & Housing

Preliminary Report

28 29 30 31 32 33 34 35 36 37

2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30

238,882 246,049 253,430 261,033 268,864 276,930 285,238 293,795 302,609 311,687
3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
7,166 7,381 7,603 7,831 8,066 8,308 8,557 8,814 9,078 9,351

0 0 0 0 0 0 0 0 0 0
246,049 253,430 261,033 268,864 276,930 285,238 293,795 302,609 311,687 321,038

5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933

251,982 259,363 266,966 274,797 282,863 291,171 299,728 308,542 317,620 326,971
(63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688)
188,294 195,676 203,278 211,109 219,175 227,483 236,040 244,854 253,932 263,283

1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291%

1,900 1,975 2,052 2,131 2,212 2,296 2,382 2,471 2,563 2,657
4 4 4 4 4 4 4 4 4 4

(284) (310) (338) (369) (402) (438) (478) (521) (568) (619)
1,620 1,669 1,718 1,766 1,814 1,862 1,909 1,954 1,999 2,042

(27) (27) (28) (29) (30) (30) (31) (32) (33) (33)
1,594 1,642 1,690 1,737 1,785 1,831 1,877 1,922 1,966 2,009

1,270 1,308 1,346 1,384 1,422 1,459 1,496 1,532 1,566 1,600
324 334 344 353 363 372 382 391 400 408

(100) (115) (130) (159) (188) (219) (250) (283) (316) (351)
(8) (9) (9) (9) (10) (10) (11) (11) (11) (12)

(102) (106) (110) (114) (119) (123) (128) (133) (138) (143)
(15) (15) (16) (17) (17) (18) (19) (19) (20) (21)

1,045 1,063 1,081 1,085 1,088 1,089 1,088 1,086 1,081 1,074
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Table 27-1
Tax Increment Revenue Projection
Central Imperial Project - Original
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 (CI Orig) 9.0%
Subtotal

County Admin Charge at -1.64%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

SB 211 Statutory Pass Through
County Office of Education (subord)
San Diego Unified (subord)
San Diego Community College (subord)
Net TI After Pass Through & Housing

Preliminary Report

38 39 40 41 42 43 44 45 46 47
Plan Terminates

9-14-2033
2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 2037-38 2038-39 2039-40

321,038 330,669 340,589 350,806 361,331 372,170 383,336 394,836 406,681 418,881
3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
9,631 9,920 10,218 10,524 10,840 11,165 11,500 11,845 12,200 12,566

0 0 0 0 0 0 0 0 0 0
330,669 340,589 350,806 361,331 372,170 383,336 394,836 406,681 418,881 431,448

5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933 5,933

336,602 346,522 356,740 367,264 378,104 389,269 400,769 412,614 424,814 437,381
(63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688) (63,688)
272,914 282,834 293,052 303,576 314,416 325,581 337,081 348,926 361,127 373,693

1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291% 1.009291%

2,754 2,855 2,958 3,064 3,173 3,286 3,402 3,522 3,645 3,772
4 4 4 4 4 4 4 4 4 4

(675) (736) (803) (876) (955) (1,041) (1,135) (1,238) (1,350) (1,471)
2,083 2,122 2,159 2,193 2,223 2,249 2,271 2,288 2,299 2,304

(34) (35) (35) (36) (36) (37) (37) (37) (38) (38)
2,049 2,088 2,124 2,157 2,186 2,212 2,234 2,251 2,262 2,267

1,632 1,663 1,692 1,718 1,742 1,763 1,780 1,793 1,802 1,806
417 424 432 439 445 450 454 458 460 461

(386) (423) (460) (499) (539) (580) (622) (666) (711) (757)
(12) (13) (13) (13) (14) (14) (15) (16) (16) (17)

(148) (153) (159) (274) (284) (294) (305) (315) (326) (338)
(22) (22) (23) (40) (41) (42) (44) (45) (47) (49)

1,065 1,052 1,037 892 864 832 794 751 702 646
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Table 27-1
Tax Increment Revenue Projection
Central Imperial Project - Original
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Allocation per HSC 33676 (CI Orig) 9.0%
Subtotal

County Admin Charge at -1.64%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

SB 211 Statutory Pass Through
County Office of Education (subord)
San Diego Unified (subord)
San Diego Community College (subord)
Net TI After Pass Through & Housing

Preliminary Report

48 49 50 51
TI Receipt
9-14-2043 Memo NPV at

2040-41 2041-42 2042-43 2043-44 Total 6%

431,448 444,391 457,723 471,454
3.00% 3.00% 3.00% 3.00%

12,943 13,332 13,732 14,144
0 0 0 0

444,391 457,723 471,454 485,598

5,933 5,933 5,933 5,933

450,324 463,656 477,388 491,531
(63,688) (63,688) (63,688) (63,688)
386,637 399,968 413,700 427,844

1.009291% 1.009291% 1.009291% 1.009291%

3,902 4,037 4,175 0 82,708 29,571
4 4 4 0 135 58

(1,604) (1,750) (1,908) 0 (21,689) (6,069)
2,302 2,291 2,272 0 61,154 23,561

(38) (38) (37) 0 (1,001) (386)
2,264 2,254 2,235 0 60,153 23,175

1,804 1,796 1,780 0 47,922 18,463
460 458 454 0 12,231 4,712

(805) (854) (904) 0 (10,634) (2,658)
(17) (18) (18) 0 (365) (130)

(349) (361) (374) 0 (5,730) (1,833)
(50) (52) (54) 0 (830) (266)
582 511 430 0 30,364 13,576
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Table 27-2
Tax Increment Revenue Projection
Central Imperial Project - Amendment No. 2
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Tax Exempt Development
Assumed Growth Factor
Inflationary Growth
New Developments 
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -2.58%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

Plan Year
14 15 16 17 18 19 20 21 22 23

Reported
2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20

68,073 68,073 67,782 68,459 94,032 113,971 117,390 120,911 124,539 128,275
0 (1,239) 0 0 0 0 0 0 0 0

NA 1.00% 1.00% 2.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
0 668 678 1,369 2,821 3,419 3,522 3,627 3,736 3,848
0 279 0 24,203 17,118 0 0 0 0 0

68,073 67,782 68,459 94,032 113,971 117,390 120,911 124,539 128,275 132,123

5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250

73,324 73,032 73,710 99,282 119,221 122,640 126,162 129,789 133,525 137,374
(15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037)
58,287 57,995 58,673 84,245 104,184 107,603 111,125 114,752 118,488 122,337

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300%

588 585 592 850 1,052 1,086 1,122 1,158 1,196 1,235
1 1 1 1 1 1 1 1 1 1

590 587 594 852 1,053 1,087 1,123 1,160 1,197 1,236

(15) (15) (15) (22) (27) (28) (29) (30) (31) (32)
575 572 578 830 1,026 1,059 1,094 1,130 1,166 1,204

457 454 460 659 815 842 869 898 927 957
118 117 119 170 211 217 225 232 239 247

(125) (124) (127) (221) (295) (308) (321) (334) (348) (362)
331 330 333 438 520 534 549 564 579 595
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Table 27-2
Tax Increment Revenue Projection
Central Imperial Project - Amendment No. 2
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Tax Exempt Development
Assumed Growth Factor
Inflationary Growth
New Developments 
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -2.58%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

24 25 26 27 28 29 30 31 32 33
Plan Limit

10-10-2027
2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30

132,123 136,087 140,169 144,375 148,706 153,167 157,762 162,495 167,370 172,391
0 0 0 0 0 0 0 0 0 0

3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
3,964 4,083 4,205 4,331 4,461 4,595 4,733 4,875 5,021 5,172

0 0 0 0 0 0 0 0 0 0
136,087 140,169 144,375 148,706 153,167 157,762 162,495 167,370 172,391 177,562

5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250

141,337 145,420 149,625 153,956 158,417 163,012 167,745 172,620 177,641 182,813
(15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037)
126,300 130,383 134,588 138,919 143,380 147,975 152,708 157,583 162,604 167,776

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.005000% 1.005000% 1.005000% 1.005000%

1,275 1,316 1,358 1,402 1,447 1,494 1,535 1,584 1,634 1,686
1 1 1 1 1 1 1 1 1 1

1,276 1,317 1,360 1,404 1,449 1,495 1,536 1,585 1,636 1,688

(33) (34) (35) (36) (37) (39) (40) (41) (42) (44)
1,243 1,283 1,325 1,367 1,411 1,456 1,497 1,544 1,593 1,644

988 1,020 1,053 1,087 1,122 1,157 1,189 1,227 1,266 1,307
255 263 272 281 290 299 307 317 327 338

(377) (392) (407) (423) (440) (457) (473) (496) (521) (545)
611 628 646 663 682 701 716 731 746 761
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Table 27-2
Tax Increment Revenue Projection
Central Imperial Project - Amendment No. 2
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Tax Exempt Development
Assumed Growth Factor
Inflationary Growth
New Developments 
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -2.58%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

34 35 36 37 38 39 40 41 42 43

2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 2037-38 2038-39 2039-40

177,562 182,889 188,376 194,027 199,848 205,844 212,019 218,379 224,931 231,679
0 0 0 0 0 0 0 0 0 0

3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
5,327 5,487 5,651 5,821 5,995 6,175 6,361 6,551 6,748 6,950

0 0 0 0 0 0 0 0 0 0
182,889 188,376 194,027 199,848 205,844 212,019 218,379 224,931 231,679 238,629

5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250 5,250

188,140 193,626 199,278 205,099 211,094 217,269 223,630 230,181 236,929 243,880
(15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037) (15,037)
173,103 178,589 184,241 190,061 196,057 202,232 208,593 215,144 221,892 228,842

1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000%

1,740 1,795 1,852 1,910 1,970 2,032 2,096 2,162 2,230 2,300
1 1 1 1 1 1 1 1 1 1

1,741 1,796 1,853 1,912 1,972 2,034 2,098 2,164 2,231 2,301

(45) (46) (48) (49) (51) (52) (54) (56) (58) (59)
1,696 1,750 1,805 1,862 1,921 1,981 2,044 2,108 2,174 2,242

1,348 1,391 1,435 1,480 1,527 1,575 1,624 1,675 1,728 1,782
348 359 371 382 394 407 420 433 446 460

(571) (598) (625) (653) (682) (711) (742) (773) (806) (839)
777 793 810 827 845 863 882 902 922 943
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Table 27-2
Tax Increment Revenue Projection
Central Imperial Project - Amendment No. 2
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Tax Exempt Development
Assumed Growth Factor
Inflationary Growth
New Developments 
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -2.58%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

44 45 46
TI Receipt Limit

10-10-2042 Memo NPV at
2040-41 2041-42 2042-43 Total 6%

238,629 245,788 253,162
0 0 0

3.00% 3.00% 3.00%
7,159 7,374 7,595

0 0 0
245,788 253,162 260,756

5,250 5,250 5,250

251,038 258,412 266,007
(15,037) (15,037) (15,037)
236,001 243,375 250,970

1.005000% 1.005000% 1.005000%

2,372 2,446 2,522 51,622 18,312
1 1 1 48 21

2,373 2,447 2,524 51,670 18,333

(61) (63) (65) (1,332) (473)
2,312 2,384 2,459 50,338 17,860

1,837 1,895 1,954 40,004 14,194
475 489 505 10,334 3,667

(874) (909) (946) (16,822) (5,600)
964 986 1,008 23,182 8,593
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Table 27-3
Tax Increment Revenue Projection
Central Imperial Project - Amendment No. 3
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -4.29%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

Plan Year
10 11 12 13 14 15 16 17 18 19

Reported
2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19 2019-20

26,615 26,615 26,881 27,150 27,693 28,524 29,665 31,148 32,706 34,341
NA 1.00% 1.00% 2.00% 3.00% 4.00% 5.00% 5.00% 5.00% 5.00%
0 266 269 543 831 1,141 1,483 1,557 1,635 1,717
0 0 0 0 0 0 0 0 0 0

26,615 26,881 27,150 27,693 28,524 29,665 31,148 32,706 34,341 36,058

2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131

28,746 29,012 29,281 29,824 30,655 31,796 33,279 34,837 36,472 38,189
(3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215)
25,531 25,797 26,066 26,609 27,440 28,581 30,064 31,621 33,257 34,974

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300%

258 260 263 269 277 288 303 319 336 353
0 0 0 0 0 0 0 0 0 0

258 261 264 269 277 289 304 320 336 353

(11) (11) (11) (12) (12) (12) (13) (14) (14) (15)
247 250 252 258 266 277 291 306 322 338

195 197 200 204 210 219 230 242 254 268
52 52 53 54 55 58 61 64 67 71

(52) (53) (54) (56) (59) (63) (68) (74) (80) (87)
144 145 146 148 151 156 162 168 174 181
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Table 27-3
Tax Increment Revenue Projection
Central Imperial Project - Amendment No. 3
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -4.29%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

20 21 22 23 24 25 26 27 28 29

2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30

36,058 37,861 39,754 41,742 43,829 46,020 48,321 50,737 53,274 55,938
5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
1,803 1,893 1,988 2,087 2,191 2,301 2,416 2,537 2,664 2,797

0 0 0 0 0 0 0 0 0 0
37,861 39,754 41,742 43,829 46,020 48,321 50,737 53,274 55,938 58,735

2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131

39,992 41,885 43,873 45,960 48,151 50,452 52,868 55,405 58,069 60,866
(3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215)
36,777 38,670 40,657 42,745 44,936 47,237 49,653 52,190 54,854 57,650

1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.009300% 1.005000% 1.005000% 1.005000% 1.005000%

371 390 410 431 454 477 499 525 551 579
0 0 0 0 0 0 0 0 0 0

372 391 411 432 454 477 499 525 552 580

(16) (17) (18) (19) (19) (20) (21) (23) (24) (25)
356 374 393 413 435 457 478 502 528 555

281 296 311 327 344 361 378 397 418 439
74 78 82 86 91 95 100 105 110 116

(93) (100) (108) (115) (123) (132) (140) (150) (160) (170)
188 196 203 212 220 229 238 248 258 269
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Table 27-3
Tax Increment Revenue Projection
Central Imperial Project - Amendment No. 3
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -4.29%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

30 31 32 33 34 35 36 37 38 39
Plan Limit

11-14-2031
2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 2037-38 2038-39 2039-40

58,735 61,671 64,755 67,993 71,392 74,962 78,710 82,645 86,778 91,117
5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
2,937 3,084 3,238 3,400 3,570 3,748 3,935 4,132 4,339 4,556

0 0 0 0 0 0 0 0 0 0
61,671 64,755 67,993 71,392 74,962 78,710 82,645 86,778 91,117 95,672

2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131 2,131

63,802 66,886 70,124 73,523 77,093 80,841 84,776 88,909 93,248 97,803
(3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215)
60,587 63,671 66,908 70,308 73,878 77,626 81,561 85,694 90,032 94,588

1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000%

609 640 672 707 742 780 820 861 905 951
0 0 0 0 0 0 0 0 0 0

609 640 673 707 743 781 820 862 905 951

(26) (27) (29) (30) (32) (33) (35) (37) (39) (41)
583 613 644 677 711 747 785 825 866 910

461 485 509 535 562 591 621 652 685 720
122 128 135 141 149 156 164 172 181 190

(181) (196) (211) (228) (245) (263) (282) (302) (322) (344)
281 289 298 308 318 328 339 351 363 376
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Table 27-3
Tax Increment Revenue Projection
Central Imperial Project - Amendment No. 3
Southeastern Economic Development Corp.
(000''s Omitted)

I. Real Property Value
Assumed Growth Factor
Inflationary Growth
New Developments
Total Real Property Value

II. Personal Property

III. Total Project Value
Less Base Value
Incremental Value
Projected Tax Rate

IV. Gross Tax Revenue
Unitary Tax Revenue
Subtotal

County Admin Charge at -4.29%
Total Gross TI

V. Net Tax Increment (non-Housing)
Housing Set Aside 20%

Statutory Pass Through
Net TI After Pass Through & Housing

Preliminary Report

40 41 42 43 44 45 46
TI Receipts Limit

11-14-2046 Memo NPV at
2040-41 2041-42 2042-43 2043-44 2044-45 2045-46 2046-47 Total 6%

95,672 100,456 105,479 110,753 116,290 122,105 128,210
5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
4,784 5,023 5,274 5,538 5,815 6,105 6,411

0 0 0 0 0 0 0
100,456 105,479 110,753 116,290 122,105 128,210 134,621

2,131 2,131 2,131 2,131 2,131 2,131 2,131

102,587 107,610 112,884 118,421 124,236 130,341 136,752
(3,215) (3,215) (3,215) (3,215) (3,215) (3,215) (3,215)
99,372 104,395 109,669 115,206 121,021 127,126 133,537

1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000% 1.005000%

999 1,049 1,102 1,158 1,216 1,278 0 22,103 6,683
0 0 0 0 0 0 0 18 7

999 1,050 1,103 1,158 1,217 1,278 0 22,120 6,690

(43) (45) (47) (50) (52) (55) 0 (949) (287)
956 1,005 1,055 1,109 1,165 1,223 0 21,171 6,403

756 795 835 877 921 968 0 16,747 5,065
200 210 221 232 243 256 0 4,424 1,338

(367) (391) (417) (443) (471) (501) 0 (7,100) (1,911)
389 403 418 433 450 467 0 9,647 3,154
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VII. AMENDMENT TO THE AGENCY’S IMPLEMENTATION PLAN 
 
CRL Section 33333.11(e)(7) requires the agency to include an amendment to the 
implementation plan for the Project Area that includes, but is not limited to, the Agency’s 
housing responsibilities pursuant to CRL Section 33490. 
 
[TO BE INSERTED] 
.
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VIII. NEIGHBORHOOD IMPACT REPORT 
 
CRL Section 33333.11(e)(8) requires a new neighborhood impact report if required by 
subdivision (m) of CRL Section 33353, i.e., if the redevelopment project contains low or 
moderate income housing.  The neighborhood impact report must describe the impact of the 
project upon the residents of the project area(s) and surrounding areas in terms of relocation, 
traffic circulation, environmental quality, availability of community facilities and services, effect 
on school population and quality of education, property assessments and taxes, and other 
matters affecting the physical and social quality of the neighborhood.  The neighborhood impact 
report must also include the following: 
 
(1) The number of dwelling units housing persons and families of low or moderate income 

expected to be destroyed or removed from the low and moderate income housing 
market as part of a redevelopment project. 

 
(2) The number of persons and families of low or moderate income expected to be 

displaced by the project. 
 
(3) The general location of housing to be rehabilitated, developed, or constructed pursuant 

to CRL Section 33413. 
 
(4) The number of dwelling units housing persons and families of low or moderate income 

planned for construction or rehabilitation, other than replacement housing. 
 
(5) The projected means of financing the proposed dwelling units for housing persons and 

families of low and moderate income planned for construction or rehabilitation.   
 
(6) A projected timetable for meeting the plan’s relocation, rehabilitation, and replacement 

housing objectives. 
 
A. IMPACT ON RESIDENTS IN THE PROJECT AREA AND SURROUNDING AREAS 
 

1. Relocation 
 

The purposes of the proposed Amendments are to merge the Component Project Areas, extend 
time and financial limits, and make the land use plans for each Redevelopment Plan consistent 
with the City General Plan and Community Plans, as they may be amended from time to time.  
The census block groups that include the Component Project Areas contain an estimated 
11,523 occupied housing units.  Given the relatively low levels of income and high percentage 
of families below the poverty level in Southeastern San Diego as a whole (as described in 
Section II. of this Report), it is assumed that a significant portion of these units are occupied by 
low or moderate income persons or families. 
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In the near-term, SEDC does not anticipate causing the relocation of any persons or families.  
However, future land assembly efforts necessary for future land assembly for new development 
and residential infill development, could involve the acquisition and displacement of existing 
housing.  Any non-voluntary or voluntary displacement that occurs as a result of SEDC 
redevelopment activities will be mitigated by adoption of relocation plans and relocation 
assistance including financial payments, advisory assistance, and replacement housing plan 
provisions of State law relating to SEDC-assisted developments.  These provisions are further 
described in the Method or Plan for Relocation adopted for each of the Constituent Project 
Areas at the time of adoption and are incorporated herein by reference.  
 
Going forward, any units removed or destroyed by the Agency will be replaced by comparable 
units as required by law.  Residents will not be displaced until there are relocation units 
available for occupancy at costs comparable to those paid by the residents at the time of 
displacement.  The Agency will assist displaced residents in finding housing that is decent, safe 
and sanitary and within their financial means.  Relocation assistance will include advisory 
assistance, financial payments, and other provisions required by State law.   
 
It is also possible that implementation of a redevelopment project may require the temporary or 
permanent displacement of non-residential occupants (i.e. businesses) within the Project Area.  
In each case, the Agency will use its best efforts to find relocation sites meeting the needs of the 
individual businesses displaced by Agency activity as required by law.  In addition, the Agency 
will work with property owners to provide every opportunity for them to participate in the 
redevelopment of their own properties in the Project Area.  The Agency will additionally offer re-
entry opportunities where feasible to existing business owners and tenants on a preferential 
basis. 
 

2. Traffic Circulation 
 
It is anticipated that over the remaining life of the Project Area, streets may be realigned or 
abandoned, or new streets may be constructed to improve traffic circulation in the Project Area.  
In addition, as described in Section VI., the Agency may undertake a number of street 
improvements.  Redevelopment activities undertaken in accordance to adopted City plans and 
guidelines will help alleviate some of the deficiencies in the traffic circulation system in the 
Project Area.   
 

3. Environmental Quality 
 

 
a. Air Quality 

 
  b. Biological Resources 
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  c. Noise 

 
 
  d. Cultural and Historic Resources  
 
 
  e. Aesthetics  

 
4. Community Facilities and Services 

 
5. School Population and Quality of Education 

 
 

6. Transportation and Traffic 
 

 
7. Property Taxes and Assessments 

 
B. RELOCATION AND LOW AND MODERATE INCOME HOUSING 
 
 
C. OTHER MATTERS AFFECTING THE PHYSICAL ENVIRONMENT 
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IX. DESCRIPTION OF EACH BOND SOLD BY THE AGENCY PRIOR TO THE 

ANTICIPATED ADOPTION DATE OF THE AMENDMENTS 
 
Section 33333.11(e)(9) requires that a description of each bond sold by the SEDC to finance or 
refinance the redevelopment project prior to six months before the date of adoption of the 
proposed Amendment(s) be included in this Report.  This description must include the amount 
of remaining principal for each bond sold, the annual payments, and the date that the bond will 
be paid in full. 
 
SEDC has eight outstanding bond issuances with varying maturity dates as shown in Table .  
The GCW 1995 bonds will be fully redeemed on October 1, 2010. 
 
Table 28:  SEDC Outstanding Bond Debt 

 Principal 
Amount Issued 

FY 2010/11 
Payment 

Principal 
Balance 

Maturity 
Year 

Central Imperial 2007 Series A $6,515,000 $496,973 $5,385,000 FY 2037/38 

Central Imperial 2007 Series B $8,350,000 $549,393 $8,075,000 FY 2037/38 

Gateway Center West 1995   $105,000 $380,000 FY 2013/14 

Mount Hope 1995 Series A  $75,618 $645,000 FY 2010/20 

Mount Hope 2002 Series A $3,055,000 $76,375 $3,055,000 FY 2026/27 

Mount Hope 2007 Series A $3,110,000 $328,256 $2,605,000 FY 2020/21 

Southcrest 2007 Series A  $7,605,000 $574,262 $7,075,000 FY 2020/21 

Southcrest 2007 Series B  $9,405,000 $666,835 $8,740,000 FY 2032/33  
 
The bond payment schedules for the bonds are included in Appendix 5.  
 
 



 

 

 
 
 
 

APPENDICES 
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Appendix 1:  Definitions 
 
 “Agency” means the Redevelopment Agency of the City of San Diego.   
 
“City Council” means the City Council of the City of San Diego.   
 
“Component Project Areas” means the Central Imperial, Gateway Center West, Mount Hope 
and Southcrest Project Areas, collectively.  See also “Project Areas.” 
 
 “CRL” means the California Community Redevelopment Law, Health and Safety Code Section 
33000 et seq.   
 
“DOF” means the California Department of Finance. 
 
“SDPD” means San Diego Police Department. 
 
“SEDC” means the Southeastern Economic Development Corporation.  
 
“SESD” means the Southeastern San Diego Community Plan Area. 
 
“HCD” means the California Department of Housing and Community Development.  
 
 “Planning Commission” means the Planning Commission of the City of San Diego. 
 
“Project Areas” means the all four of the Constituent Project Areas administered by SEDC:  
Central Imperial, Gateway Center West, Mount Hope, and Southcrest. 
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Appendix 2:  Sources 
 
Articles and News Reports 
 
.   
 
Reports 
 
 
Planning Documents 
 
 
 
Websites 
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Appendix 3:  Field Survey Methodology 
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Appendix 4:  Photographs 
 
 
 



APPENDIX 5 - OUTSTANDING BOND PAYMENT SCHEDULES



APPENDIX 5 - OUTSTANDING BOND PAYMENT SCHEDULES

          Central Imperial 2007 Series A   Central Imperial 2007 Series B
Date/Year Annual Payment Date/Year Annual Payment

FY 2011 $496,973 FY 2011 $549,693

FY 2012 $496,469 FY 2012 $548,124

FY 2013 $495,668 FY 2013 $551,736

FY 2014 $494,569 FY 2014 $660,133

FY 2015 $493,173 FY 2015 $543,327

FY 2016 $491,479 FY 2016 $546,205

FY 2017 $494,339 FY 2017 $548,509

FY 2018 $491,753 FY 2018 $545,375

FY 2019 $493,427 FY 2019 $546,719

FY 2020 $494,190 FY 2020 $546,838

FY 2021 $489,476 FY 2021 $540,947

FY 2022 $489,284 FY 2022 $549,416

FY 2023 $493,296 FY 2023 $547,116

FY 2024 $491,245 FY 2024 $544,144

FY 2025 $488,278 FY 2025 $545,363

FY 2026 $489,479 FY 2026 $540,925

FY 2027 $489,683 FY 2028 $545,700

FY 2028 $488,889 FY 2027 $544,556

FY 2029 $487,098

FY 2030 $489,143

FY 2031 $485,024

FY 2032 $484,741

FY 2033 $487,963

FY 2034 $484,688

FY 2035 $484,916

FY 2036 $483,483

FY 2037 $480,386

FY 2038 $480,461
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CENTRAL IMPERIAL - ANNUAL BOND PAYMENTS



APPENDIX 5 - OUTSTANDING BOND PAYMENT SCHEDULES

          Mount Hope 1995 Series A   Mount Hope 2002 Series A
Date/Year Annual Payment Date/Year Annual Payment

FY 2011 $94,599 FY 2011 $152,750

FY 2012 $91,313 FY 2012 $152,750

FY 2013 $92,900 FY 2013 $152,750

FY 2014 $94,198 FY 2014 $152,750

FY 2015 $90,409 FY 2015 $152,750

FY 2016 $91,444 FY 2016 $152,750

FY 2017 $92,184 FY 2017 $152,750

FY 2018 $92,631 FY 2018 $152,750

FY 2019 $92,784 FY 2019 $152,750

FY 2020 $92,644 FY 2020 $152,750

FY 2021 $152,750

          Mount Hope Series A 2007 FY 2022 $606,125

Date/Year Annual Payment FY 2023 $597,250

FY 2011 $328,256 FY 2024 $607,125

FY 2012 $337,249 FY 2025 $600,875

FY 2013 $330,498 FY 2026 $603,375

FY 2014 $333,151 FY 2027 $497,125

FY 2015 $334,913

FY 2016 $330,930

FY 2017 $331,204

FY 2018 $330,585

FY 2019 $333,316

FY 2020 $324,525

FY 2021 $242,485

DRAFT - Preliminary Report for Amendments to the Redevelopment Plans Keyser Marston Associates, Inc.
For Four Redevelopment Project Areas Appendix 5 - Page 2
Southeastern Economic Development Corporations PA1009005.SEDC.DVB.ml

19335.513.006/9/3/10

MOUNT HOPE - ANNUAL BOND PAYMENTS



APPENDIX 5 - OUTSTANDING BOND PAYMENT SCHEDULES

           Southcrest Series A 2007    Southcrest Series B 2007
Date/Year Annual Payment Date/Year Annual Payment

FY 2011 $574,262 FY 2011 $666,835

FY 2012 $576,824 FY 2012 $671,316

FY 2013 $583,643 FY 2013 $660,798

FY 2014 $584,718 FY 2014 $655,335

FY 2015 $585,198 FY 2015 $664,192

FY 2016 $585,083 FY 2016 $667,154

FY 2017 $589,224 FY 2017 $654,543

FY 2018 $587,622 FY 2018 $661,310

FY 2019 $589,824 FY 2019 $661,994

FY 2020 $590,651 FY 2020 $660,728

FY 2021 $619,566 FY 2021 $628,431

FY 2022 $616,571 FY 2022 $621,263

FY 2023 $617,461 FY 2023 $623,325

FY 2024 $616,615 FY 2024 $624,125

FY 2025 $614,005 FY 2025 $623,650

FY 2026 $614,899 FY 2026 $626,994

FY 2027 $614,130 FY 2027 $624,156

FY 2028 $611,699 FY 2028 $620,269

FY 2029 $612,439 FY 2029 $620,200

FY 2030 $611,184 FY 2030 $623,688

FY 2031 $607,934 FY 2031 $620,731

FY 2032 $607,523 FY 2032 $616,463

FY 2033 $609,618 FY 2033 $615,750
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SOUTHCREST - ANNUAL BOND PAYMENTS
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