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SECTION I. 
Introduction 

This section introduces the Consolidating Planning process, as mandated by the Department of 
Housing and Urban Development (HUD). 

Purpose of the Consolidated Plan 

Beginning in fiscal year 1995, the U.S. Department of Housing and Urban Development (HUD) 
required local communities and states to prepare a Consolidated Plan in order to receive federal 
housing and community development funding. The Plan consolidates into a single document the 
previously separate planning and application requirements for Community Development Block 
Grants (CDBG), Emergency Shelter Grants (ESG), the HOME Investment Partnerships Program 
including the new American Dream Downpayment Initiative (ADDI), Housing Opportunities for 
People with AIDS (HOPWA) funding and the Comprehensive Housing and Affordability Strategy 
(CHAS). Consolidated Plans are required to be prepared every three to five years; updates are 
required annually. 

The purpose of the Consolidated Plan is: 

1. To identify a city’s or state’s housing and community development (including neighborhood 
and economic development) needs, priorities, goals and strategies; and 

2. To stipulate how funds will be allocated to housing and community development activities. 

This report is the FY2010–2015 Five-year Consolidated Plan for the City of Encinitas. The City is a 
recipient of federal CDBG funding.1 

Annual Action Plan. In addition to the Consolidated Plan, cities and states receiving block grant 
funding must complete an annual Action Plan. The Action Plan designates how cities and states 
propose to spend the federal block grant funds in a given program year.  

CAPER. The Consolidated Annual Performance and Evaluation Report (CAPER) is also required 
yearly. The CAPER reports on how funds were actually spent (versus proposed in the Action Plan), 
the households that benefitted from the block grants and how well the city/state met its annual goals 
for housing and community development activities.  

Fair housing requirement. HUD requires that cities and states receiving block grant funding take 
actions to affirmatively further fair housing choice. Cities and states report on such activities by 
completing an Analysis of Impediments to Fair Housing Choice (AI) every three to five years. In 
general, the AI is a review of impediments to fair housing choice in the public and private sector.  

An AI for the San Diego region is currently being completed, with Encinitas as a participant. A draft 
report is anticipated prior to the release of the draft FY 2010-2011 Action Plan. 

                                                      
1
 The City also receives federal HOME funds via the San Diego County Consortium HOME Consortium. Thus, the City 

does not need to discuss HOME within this Consolidated Plan. 
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Compliance with Consolidated Plan Regulations 

The City of Encinitas’s FY2010–2015 Consolidated Plan was prepared in accordance with Sections 
91.100 through 91.230 of the U.S. Department of Housing and Urban Development’s Consolidated 
Plan regulations. 

Lead and Participating Organizations 

The City of Encinitas is the lead agency for the completion of the Five-Year Consolidated Plan, the 
annual Action Plan and the Consolidated Annual Performance and Evaluation Report (CAPER). 
The only federal grant the City receives directly and administers is CDBG. A few of the more 
common activities CDBG can be used for include, which the City would administer include the 
following: 

  Construction and rehabilitation of community facilities including those that help special needs 
populations (e.g., homeless shelters);  

  Removal of accessibility barriers from public buildings; 

  Loans or grants to business for job training and hiring of lower income workers;  

  demolition of property;  

  Provision of operating dollars to social service organizations;  

  Infrastructure extension in support of affordable housing; 

  Housing rehabilitation; 

  Site acquisition; 

  Lead-based paint detection and removal; 

  Downpayment assistance; 

  Public infrastructure improvements (streets, sidewalks); and  

  Code enforcement.  

The City retained BBC Research & Consulting (BBC) to complete the City’s Five-Year Consolidated 
Plan.  

Geography 

The City of Encinitas is comprised of five neighborhoods: historic Encinitas, new Encinitas, Cardiff- 
by-the-Sea, Leucadia and Olivenhain. Each neighborhood has retained its own unique character 
within the City of Encinitas. However, this report does not consider the City’s individual 
neighborhoods. Rather, it examines the housing and community development needs of the City as a 
whole. 
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Additional City Housing Related Documents 

In addition to the completion of the Consolidated Plan, the City is also embarking on a General Plan 
update, which includes an update to the Housing Element. The Housing Element primarily serves as 
the City’s visionary and planning document for decisions surrounding future housing growth. 

Four housing goals have been identified within the housing element, which are as follows: 

  Implement housing policies and establish goals that foster residential development to 
meet a wide range of needs;  

  Enhance housing opportunities for all residents;  

  Ensure the quality and maintenance of housing units as well as the quality of life in 
neighborhoods; and, 

  Encourage the development, construction, rehabilitation and conservation of affordable 
housing for low and moderate income households. 

Although the Consolidated Plan and Housing Element have different regulatory requirements and 
objectives, both documents help the City identify housing needs and establish objectives to help the 
City meet those needs. 

Organization of Report 

The Consolidated Plan is organized into eight sections, which are as follows: 

  Section I:  Introduction 

  Section II:  Community Profile 

  Section III: Housing Market Analysis 

  Section IV: Housing and Non-Housing Special Needs Sub Populations  

  Section V:  Public Input 

  Section VI: Strategic Plan 

The Appendices include: 

  Appendix A: Consolidated Plan Certifications and SF 424.  

  Appendix B: Required HUD tables and proposed projects. 

  Appendix C: The Citizen Participation Plan and public outreach materials and presentations. 

  Appendix D: Public comments received during the development of the Plan and in the 30-day 
 public comment period.  
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SECTION II. 
Community Profile 

Methodology 

This report combines information from a number of data sources to create a demographic and 
economic profile for Encinitas. No one data source provides enough information to present a 
comprehensive picture of Encinitas. Priority is placed on data sources produced from local 
organizations. When information is not produced locally, the U.S. Census is referenced. 
Unfortunately, inconsistencies exist in the date of production among the different data sources. 
Throughout this report, the data source will be referenced. 

The following data sources were used for this report: 

 U.S. Census 1990 and 2000 estimates (for historical context); 

 U.S. Census American Community Survey (ACS) 2005-2007 3-year estimates; 

 San Diego Association of Governments (SANDAG) 2008 estimates and 2020 forecasts; 

 Claritas 2008 estimates; 

 Department of Housing and Urban Development (HUD) 2007 Median Family Income 
($69,400) for San Diego County;1 and 

 4Q08 Quarterly Census of Employment and Wage (QCEW) from the California Employment 
Development Department’s Labor Market Information Division 

Summary 

The following provides a brief synopsis of the demographic and economic characteristics of Encinitas. 
More information about each finding will be described in more detail in the remaining portions of 
this section. 

Demographic characteristics: 

 The City has grown slowly and steadily this decade. Since 2000, the City has grown at a 
compound annual growth rate (CAGR) of 1.2 percent, which has equated to an additional 5,850 
people. Future forecasts predict that growth will slow to 0.6 percent between 2008 and 2020. 
(SANDAG 2008 estimates and 2020 forecasts) 

 Like many communities across the country, Encinitas’ population is aging and the overall age 
distribution of its population will shift to contain a larger proportion of senior citizens by 2020. 
(SANDAG 2008 estimates and 2020 forecasts) 

 Census mobility statistics show Encinitas as a stable community; often, residents (particularly 
homeowners) that move to Encinitas stay in Encinitas. (ACS 2005-2007 3-year estimates) 

                                                      
1
 MFI and AMI data is available from HUD through 2009; however, to remain consistent with the data from the American 

Community Survey, 2007 will be referenced in this section. 
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 Encinitas contains a larger proportion of family households (related persons living together) (62 
percent) compared to nonfamily households (single persons living alone or unrelated persons 
living together). (ACS 2005-2007 3-year estimates) 

 Per the ACS 2005-2007 3-year estimates, the City’s median income of $79,714 is approximately 
$20,000 higher than the State of California’s median income ($58,361) and the County’s 
($60,970) median income. Overall, 35 percent of Encinitas households earn less than 80 percent 
of HUD’s Median Family Income (MFI), which includes very low income, low income and 
moderate income households. More specific information about HUD income classifications will 
be provided later in this section. 

Economic characteristics: 

 The City’s current unemployment rate of 7.4 percent is lower than the City of San Diego (10.4 
percent), the County of San Diego (10.4 percent), and the State (12.1 percent). Since 2000, 
Encinitas has had lower unemployment rates than the County and State, indicating that 
Encinitas residents are employed in stable jobs.  

 A significant percentage of Encinitas residents had commute times of 30 minutes or more. Given 
the occupational composition of Encinitas residents, it is likely that a majority are traveling 
outside of Encinitas for high-wage jobs in management and business.  

 Per the ACS 2005-2007 3-year estimate, the median rent in Encinitas was $1,454. A household 
would need to earn approximately $59,000 to afford the median priced rental unit in Encinitas 
and utilities without being cost burdened.  HUD housing affordability guidelines indicate that 
any family paying more than 30 percent of their monthly household income on housing costs is  
“cost burdened”.   

 Many jobs in Encinitas would not pay well enough to afford the median rent. If individuals with 
jobs in Encinitas find it difficult to find affordable rental units, they may live elsewhere and 
commute into Encinitas, find roommates or pay more than 30 percent of their household 
income in housing.   

Population and Resident Characteristics 

SANDAG, the San Diego area’s regional planning agency, estimated the City of Encinitas’s 2008 
population at 63,864 persons. Since 2000, the City has grown at a compound annual growth rate 
(CAGR) of 1.2 percent, which has equated to an additional 5,850 people. Future forecasts from 
SANDAG estimate that growth will slow in Encinitas; between 2008 and 2020, the City is projected 
to grow at a CAGR of .4 percent. 

Exhibit II-1 charts population growth (both historical and projected) for Encinitas from 2000 to 
2020, as well as additional population added each year and the compound annual growth rate. 
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Exhibit II-1. 
Population, Encinitas,  
2000 to 2020 

 

Source: 

SANDAG. 
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Age characteristics. Like many communities across the country, Encinitas’ population is aging. By 
2020, the senior citizen population is expected to increase by 75 percent from the current senior 
population, which means that seniors will be a larger proportion of the population in 2020 than they 
are today. According to SANDAG’s age estimates, 12 percent of the City’s population was 65 and 
older in 2008; by 2020, that percentage is expected to increase to 16 percent.  

Proportional shifts in the Senior population indicates changes to other age cohorts: 

 Children less than five will continue to comprise five percent of the population between now  
and 2020. 

 School aged children (5 to 17) will continue to experience slight declines in the population, a 
trend which began in 2000. 

 College age students, often representing the renter population, will experience slight declines 
between now and 2020 after experiencing growth during this decade (between 2000 and 2008). 

 The 25 to 44 age cohort is expected to remain the same proportion of the City’s population by 
2020. This indicates stabilization for 25 to 44 year olds after a 20 percent decline from the year 
2000 to 2008. 

 45 to 64 year olds, often referred to as Baby Boomers, saw substantial growth between 2000 and 
2008. As those residents age into Seniors during the next few years, the percentage of Baby 
Boomers will stabilize by 2020. 

Exhibit II-2. 
Age 
Characteristics, 
Encinitas, 
2000, 2008 
and 2020 

 

 

Source: 

U.S. Census 2000  
and SANDAG. 

Less than 5 3,415 5.9% 3,362 5.3% 3,290 4.8%

5 to 17 9,959 17.2% 9,731 15.2% 9,404 13.8%

18 to 24 4,179 7.2% 5,683 8.9% 4,682 6.9%

25 to 44 19,359 33.4% 16,842 26.4% 17,884 26.3%

45 to 64 15,048 25.9% 20,846 32.6% 21,591 31.7%

65 to 74 2,850 4.9% 3,523 5.5% 6,153 9.0%

75 and older 3,204 5.5% 3,877 6.1% 5,026 7.4%

Total 58,014 63,864 68,030
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Exhibit II-3. 
Age Distribution  
of Population, 
Encinitas, 2000, 
2008 and 2020 

 
 
Source: 
U.S. Census 2000 and SANDAG. 
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The senior population is designated a special needs population by HUD for two reasons: firstly, 
seniors are often more likely to encounter difficulties finding and paying for adequate housing 
because of income constraints; and secondly, seniors often require additional and enhanced 
community services. Senior needs and their available resources will be discussed in more detail in 
Section IV.  

Exhibit II-4 displays the overall geographic distribution of seniors in Encinitas. Their location in the 
City is important to ensure that Senior services are available close to concentrations of Senior 
residents. Although heavy concentration of Seniors do not exist in Encinitas, like they do in other 
cities, the largest concentrations in the City are located near Interstate 5 and Olivenhain. 

Exhibit II-4. 
Geographic Distribution  
of Senior Citizens (65 and 
older) by Census Tract, 
2008 

 

 

Source: 

Claritas, 2008. 
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Household characteristics. Per 2008 SANDAG estimates, Encinitas has 23,639 households. The 
American Community Survey estimates a slightly lower 22,875 households for Encinitas.  

Mobility. Household growth has been relatively slow in Encinitas with the City adding 
approximately 800 households this decade. This reflects a stable population, supported by Census 
mobility statistics. In 2007, 85 percent of Encinitas residents were living in the same home as one 
year prior. An additional 11 percent of the population lived in a different home in Encinitas or in San 
Diego County the previous year. Of those that moved residence, 31 percent were 25 to 34 year olds. 
The 2000 Census revealed similar trends from 1995 to 2000: 50 percent of residents remained in the 
same home in Encinitas, while 32 percent lived in a different home in Encinitas or San Diego 
County during that time period.  

In summary, Encinitas is a stable community where people live for long periods of time, often in the 
same home. The greatest proportion of transience occurs when households, often headed by young 
adults, move to different homes within Encinitas and San Diego County. 

Household composition. In 2007, Encinitas was comprised primarily of family households; 62 
percent of all households are considered family households in which related family members live 
together. Of those family households, 82 percent (11,616) are married families. 

The overall composition of households changed little from 2000 to 2007. However, growth in single-
person non-family households increased by nearly 500 households (8%) and comprises a slightly 
larger proportion of the City’s overall household distribution in 2007. These households could 
consist of elderly residents who have recently been widowed or other single residents who have 
chosen to live alone. 

Exhibit II-5 compares the household characteristics of Encinitas from 2000 and 2007.  

Exhibit II-5. 
Household 
Characteristics, 
Encinitas, 2000  
and 2007 

 

Source: 

U.S. Census Bureau Census 
2000 and American Community 
Survey 2007 

Family Households 14,330 62% 14,085 62%

Married Families 11,518 50% 11,616 51%

Male Householder, no wife 755 3% 577 3%

Female householder, no husband 1,962 9% 1,892 8%

Non-Family Households 8,599 38% 8790 38%

Householder living alone 5,867 26% 6,312 28%

Householder not living alone 2,732 12% 2,478 11%

20072000
Number Percent Number Percent
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Large households, defined by the Census as having five or more persons in a household, can have 
difficulty finding homes, due to the potential for discrimination based on the presence of children, as 
well as their propensity for overcrowding. Thus, they are of special interest to HUD.  

Large households do not comprise a large proportion of Encinitas’ total households, as just eight 
percent of households have five or more residents. Exhibit II-6 maps where the largest proportions of 
those households are located in the City by Census Tract. 

Exhibit II-6. 
Geographic 
Distribution  
of Large  
Households  
by Census  
Tract, 2008 

Source: 

Claritas, 2008. 

 

Race and ethnicity. Categories of race and ethnicity are established by the U.S. Census Bureau 
and the Federal Office of Management and Budget. Race and ethnicity of individuals are self-
identified within these categories. 

Per the 2005-2007 Census American Community Survey 3-year estimates, 85 percent of the 
population in Encinitas considered themselves white. An additional 6 percent of residents are "some 
other race" (often people of Hispanic origin who do not think of themselves as "white"), 4 percent 
are Asian and 4 percent are "two or more races." 83 percent of Encinitas residents consider 
themselves to be non-Hispanic, while the remaining 17 percent consider themselves Hispanic. 
Exhibit 11-7 displays the geographic distribution of Hispanic residents, who comprise the largest 
minority group in the City.  
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Exhibit II-7. 
Geographic 
Distribution of 
Hispanic Residents 
by Census Tract, 
2008 

Source: 

Claritas, 2008. 

The racial composition of the City’s population is projected to change slightly by 2020. The 
Hispanic population is expected to fall from 18 percent in 2008 to 15 percent of the total 
population, while the non-Hispanic population increases from 82 percent to 85 percent during the 
same time period. At the same time the White proportion will decline slightly from 91 percent in 
2008 to 89 percent in 2020, while the Asian and multi-racial population’s share grows.  Exhibit 11-8 
displays the historical and projected racial and ethnic distribution of Encinitas in 2000, 2008 and 
2020. 

Exhibit II-8. 
Race and Ethnicity, Encinitas, 2000 to 2020 

Total Population

Race

African American/Black 302 0.6% 436 0.8% 395 0.7%

American Indian and Alaska Native 159 0.3% 134 0.3% 167 0.3%

Asian 1,775 3.6% 2,388 4.6% 3,164 5.5%

Native Hawaiian and Other 66 0.1% 58 0.1% 436 0.8%
Pacific Islander alone

White 45,852 92.8% 47,705 91.0% 51,407 89.3%

Some other race 108 0.2% 219 0.4% 112 0.2%

Two or more races 1,168 2.4% 1,504 2.9% 1,915 3.3%

Ethnicity

Hispanic 8,584 14.8% 11,420 17.9% 10,434 15.3%

Non-Hispanic 49,430 85.2% 52,444 82.1% 57,596 84.7%

20082000
Number Percent Number Percent

2020
Number Percent

58,014 63,864 68,030
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Note: While the City typically report race and ethnicity as separate characteristics, the City have elected to combine the two in order to utilize SANDAG’s 
race and ethnicity projections, which was only available in the displayed format. 

Source: SANDAG. 

Income. Per SANDAG estimates, the 2008 median household income for Encinitas is $68,517. The 
ACS 2005-2007 3-year estimate estimates a higher median household income for Encinitas 
($79,714), which is higher than the State’s median income of $58,361, and San Diego County’s 
median income of $60,970.  

Exhibit II-9 displays the City’s household income distribution, and Exhibit II-10 displays the 
cumulative income distribution in 2008 from SANDAG’s estimates. Fifty-eight percent of all 
residents in Encinitas earn more than $60,000. Of the remaining residents, 25 percent earn between 
$30,000 and $60,000 while 17 percent of all Encinitas households earn less than $30,000.  

Exhibit II-9. 
Income Distribution,  
Encinitas, 2008 

Source: 

SANDAG. 
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Exhibit II-10. 
Cumulative Income  
Distribution, Encinitas, 2008 

Source: 

SANDAG. 
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The majority of household income analysis, particularly for planning purposes, is based on the 
Median Income (MFI) as established by the U.S. Department of Housing and Urban Development. 
The 2007 San Diego County MFI, which includes Encinitas, was $69,400.2  

                                                      
2
 The 2009 MFI for San Diego County, which applies to Encinitas, is $74,900, but is not used to stay consistent with other 

data sources. 
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Using the City’s income distribution from the ACS 2005-2007 3-year estimate and its 2007 MFI of 
$69,400, Exhibit II-11 displays the percentage of households classified as extremely low income 
(earning less than 30 percent of the MFI), low income (earning 31 to 50 percent of MFI), moderate 
income (earning 51 to 80 percent of MFI) and middle/upper income (earning 81 percent and higher 
of MFI).  

Exhibit II-11. 
Household Income by MFI, 
Encinitas, 2007 

Source: 

American Community Survey 2005-2007 3-year 
estimate and U.S. Department of Housing and Urban 
Development Income Limits 2007. 

30% of AMI
(2,614 households)

50% of AMI
(2,194 households)

80% of AMI
(3,263 households)

Above 80% AMI
(14,804 households)

Examining income by age of householder reveals that the City’s extremely low income households are 
disproportionately young households (under 25 years old) and Senior households (65 and older). For 
example, 17 percent of Encinitas households have a Senior as the head of the household; however, 
Senior households account for 30 percent of all extremely low income households. Exhibit II-12 
displays the City’s income distribution by age of householder. 

Exhibit II-12. 
Household Income by MFI by Age of Householder, Encinitas, 2009 

Household Type

Under 25 Years 2.2% 24.8% 15.5% 21.3% 38.5%

25 to 44 Years 34.5% 7.2% 7.1% 15.9% 69.8%

45 to 64 Years 46.0% 8.5% 7.4% 11.4% 72.6%

65 and older 17.3% 26.4% 19.1% 16.3% 38.2%

All Households 100.0% 11.5% 9.5% 14.0% 65.0%

(81%+ AMI)
Income

Middle/Upper

(51-80% AMI)
Income

ModeratePercent
of All

Households
Low Income

(31-50% AMI)(0-30% AMI)
Low Income 

Extremely

Source: American Community Survey 2007 and U.S. Department of Housing and Urban Development Income Limits 2009. 

Because CDBG funds target low income households, their location within Encinitas is important to 
ensure the location of services geographically aligns with needs. Higher concentrations of low income 
residents are located in the northern portion of the City, particularly along Highway 101. Exhibit II-
13 displays the distribution of low income households by Census Tract. 
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Exhibit II-13. 
Geographic 
Distribution of  
Low income 
Households by 
Census Tract,  
2008 

Source: 

Claritas, 2008. 

Economic Landscape 

This section examines employment composition and opportunities in Encinitas by answering the 
following questions: 

 What do Encinitas residents do for work? Are they able to find work? 

 What jobs are located within Encinitas? 

 How much do jobs in Encinitas and San Diego County pay? 

 What are the commute patterns of Encinitas residents (do they work in Encinitas or do they 
work outside of Encinitas)?  

 What wages are needed to afford rental in Encinitas? Are there certain occupations or industries 
that do not enough to afford housing in Encinitas? 

Answering these questions and examining a City’s economy are important because a City’s economic 
health is directly linked to its housing stock, as well as its commuting patterns. Job wages, both in 
Encinitas and in the greater San Diego area, impact workers’ housing affordability and their ability to 
maintain current homes with necessary upkeep and repairs. Residents also have preferences about 
where they live in proximity to their jobs; often these preferences are strongly connected to 
affordability.  

Commuting patterns reveal that many Encinitas residents work outside of the city. This indicates 
that many enjoy the housing and amenities offered in the City, but the jobs needed to afford 
Encinitas residency are often found elsewhere. In contrast, many workers who are employed in 
Encinitas commute from other local municipalities. Again this is not surprising given that Encinitas is 



CITY OF ENCINITAS SECTION II, PAGE 11 

a highly desirable residential community with above average housing costs. It also speaks to the types 
of jobs available in Encinitas; many of which do not pay enough to support residency in the City.  

Information and data in this section are presented by occupation, industry and class of worker. 
Occupational data refers to specific job categories, such as business management or food services. 
Industrial data refers to broad employment categories, such as construction or manufacturing. An 
occupation could fall within a number of industries; for example, a financial manager could work 
within the construction, manufacturing, information or financial services industries. The data 
presented in this section is the most current data available.  

Encinitas labor force characteristics. The labor force is comprised of Encinitas civilian residents 
who are of legal working age and working or actively looking for work. According to the California 
Employment Development Department’s “Monthly Labor Force Data for Cities and Census 
Designated Places”, as of August 2009, Encinitas had a labor force of 38,800. Of these in the labor 
force, 36,000 persons were employed while 2,800 were unemployed and looking for work. This 
results in an unemployment rate of 7.4 percent.  

Overall, the City’s unemployment rate of 7.4 percent is lower than the City of San Diego’s (10.4 
percent), the County of San Diego (10.4 percent), as well as the State’s overall (12.1 percent). Since 
2000, Encinitas, San Diego County and California unemployment statistics have trended similarly; 
however, Encinitas has trended lower than the County and State, indicating that Encinitas residents 
are employed in stable jobs.  

Exhibit II-14 compares the unemployment rates for Encinitas, California and the U.S. from 2000 
to 2008. 

Exhibit II-14. 
Unemployment Rates, Not Seasonally Adjusted, 1990-2008 
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Note: At time of writing, annual data was unavailable for 2008. 

Source: State of California, Employment Development Department, Labor Market Information Division. 



PAGE 12, SECTION II CITY OF ENCINITAS 

Occupational characteristics. The US Census Bureau’s most recent occupational information 
for Encinitas residents is from the ACS 2005-2007 3-year estimate. This survey is only an estimate, 
yet gives a general idea of the types of jobs Encinitas residents hold.  

This employment estimate for the Encinitas labor force indicates the following occupational 
divisions: 50 percent was employed within management, professional and related occupations; 23 
percent worked in sales and office occupations; 15 percent in service occupations; seven percent 
worked in construction, extractions, maintenance and repair occupations; less than 1 percent working 
in farming, fishing and forestry occupations. Exhibit II-15 displays the occupational composition of 
Encinitas residents. 

Exhibit II-15. 
Employment by 
Occupation Age  
16 and Older for 
Encinitas Residents, 
Encinitas, 2007 

Source: 

ACS 2005-2007 3-year estimate. 

Management, Professional and Related Occupations 15,795   50.0%

Service Occupations 4,610     14.6%

Sales and Office Occupations 7,355     23.3%

Farming, Fishing and Forestry Occupations 228        0.7%

Construction, Extraction and Maintenance Occupations 2,238     7.1%

Production, Transportation and Material Moving 1,352     4.3%

Total for all occupations 31,578  100%

of Total
Percent 

Total
Number 

Employed

Jobs can be broken down further and described by industry type. Many Encinitas residents work in 
education services, professional services and arts, entertainment and food service. Exhibit 11-16 
describes employment by industry type.  

Exhibit II-16. 
Industry by Occupation for Encinitas Residents, Encinitas, 2008 

Agriculture, forestry, fishing and hunting, and mining 0.3%

Construction 7.2%

Manufacturing 8.4%

Wholesale trade 3.5%

Retail trade 9.5%

Transportation and warehousing, and utilities 2.3%

Information 2.8%

Finance and insurance, and real estate and rental and leasing 9.5%

Professional, scientific, and management, and administrative and waste management services 18.3%

Educational services, and health care and social assistance 19.3%

Arts, entertainment, and recreation, and accommodation, and food services 10.5%

Other services, except public administration 5.3%

Public administration 3.1%

Total for all occupations 100%

of Total
Percent

 
Note: Data not available for ACS 2005-2007 3-year estimate. 

Source: ACS 2006-2008 3-year estimate. 
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Another way to describe Encinitas residents’ employment characteristics is by class of worker. A 
majority of Encinitas residents are employed in the private sector (72 percent), followed by those who 
are self employed (16 percent) and government workers (12 percent). Unpaid family workers make 
up a very small percentage. (ACS 2005-2007 3-year estimate) 

Industries and wages. In addition to considering what occupations Encinitas residents hold, the 

Quarterly Census of Wage and Employment (QCEW) data presents employment and wage data by 

industry, which describes the types of jobs available in a particular place. Exhibit 11-17 displays the 

industrial composition of jobs located in Encinitas, as well as the average wages paid in those industries. 

Overall, firms in Encinitas are small, averaging nine employees per firm. Jobs in the Information, 

Manufacturing, Financial Activities and Professional and Business Services industries pay the highest 

wages. Jobs in Encinitas pay on average approximately $31,153 annually. This is well below the Median 

Family Income of $74,900, and places the average Encinitas employee in the “Low Income” category 

according to HUD Annual Income Limits. 

Exhibit II-17. 
Employment 
and Wages by 
Industry, 
Encinitas, 
4Q08 

Note: 
The annual average wage 
is an average of wages 
weighted by the total 
number of jobs. 
 
Source: 
QCEW, 2008. 

Agriculture, Forestry, Fishing & Hunting 30        410        24,136$    

Mining 1          NA NA

Utilities 2          NA NA

Construction 234      1,328     38,526$    

Manufacturing 48        365        30,864$    

Wholesale Trade 95        564        43,174$    

Retail Trade 253      3,495     21,589$    

Transportation & Warehousing 14        90           47,823$    

Information 41        172        53,278$    

Finance & Insurance 124      536        54,279$    

Real Estate & Rental & Leasing 152      738        31,726$    

Professional, Scientific, & Technical Skills 444      1,799     59,344$    

Management of Companies and Enterprises 6          35           41,507$    

Admin & Support & Waste Mgmt & Remediation 122      1,121     28,051$    

Educational Services 46        262        26,467$    

Health Care & Social Assistance 312      4,084     41,427$    

Arts, Entertainment, & Recreation 42        278        55,291$    

Accommodation & Food Services 171      3,573     12,859$    

Other Services 134      1,921     16,345$    

Non-Classified 56        43           42,499$    

Total 2,327  20,814  31,153$   

WageJobsof Firms

Annual 
Average TotalNumber

Within Encinitas, jobs in the professional, scientific and technical service industries pay the highest 
wages.  

Commute patterns. The most recent commute data is from the American Community Survey 
2005-2007 3-year estimate. The survey estimates that a majority of Encinitas residents (76 percent) 
drive alone to their place of employment. Many Encinitas residents have long commute times; 39 
percent of residents spend 30 minutes or more commuting to work (one-way). An additional 20 
percent travel 20 to 30 minutes to work. We can infer from this that a significant portion of the labor 
force works quite far from their place of residence in Encinitas.  
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Workforce affordability - renters.  This section specifically examines workforce affordability. 
Because many Encinitas residents are commuting elsewhere for work, many jobs in Encinitas are 
being filled by non-Encinitas residents. Although some of these workers may prefer to live elsewhere, 
others may simply be able to not afford Encinitas. Housing affordability is examined more 
thoroughly in Section III.  

According to the latest data (ACS 2005-2007), the 2007 median gross rent in Encinitas was $1,454. 
A household would need to earn approximately $59,000 to afford the median rent and utilities 
without being cost burdened. Many (53 percent) renters in Encinitas do not earn enough to afford 
the median rent. A full 48.7 percent of renters in Encinitas spent more than 30 percent of their 
income on rent. This means that almost half of Encinitas renters are cost burdened.  

Persons employed within Encinitas often cannot afford to rent in Encinitas. As mentioned earlier, the 
average annual wage earned from jobs in the City is $31,153 per worker. Many families are therefore 
unable to earn enough to rent in the City without being cost burdened. Due to the gap between 
income and rents, those who work in Encinitas may do a number of things. If single, some residents 
may chose to find roommates, or others may chose to live in a nearby community that offers greater 
affordability. Other households may face a difficult challenge of either over-extending themselves 
financially by paying more than 30 percent of their monthly income in housing costs or by making 
other comprises to find more affordable units, such as renting smaller units or units in older 
buildings.  
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Housing Market Analysis 
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SECTION III. 
Housing Market Analysis 

This section of the Consolidated Plan contains the analysis of housing market conditions in the City, 
as required by Section 91.210 of the Local Government Consolidated Plan Regulations. 

Housing Market Analysis 

SANDAG maintains the most recent local data on the City’s housing market. SANDAG estimates 
that as of January 1, 2009, there were 24,848 housing units in the City. Ninety-five percent of these 
units were occupied (23,664), for a vacancy rate of approximately 4.8 percent. This vacancy rate is 
slightly higher than the vacancy rate reported by the 2000 Census (4.2 percent).  

The U.S. Census’ American Community Survey (ACS) 2005-2007 3-year estimate estimates that 
Encinitas had 25,002 units as of 2007. ACS estimated that 2,217 of these units were vacant, for a 
higher estimated vacancy rate of 8.5 percent. Of the 2,217 vacant units, 291 (13 percent) were vacant 
because the owner had their “current residence elsewhere”, most likely indicating a vacation home. 
An additional 493 were vacant because they were for rent or for sale. 

The City recognizes that housing markets are very dynamic and, especially during periods of rapid 
increase or decline in prices, estimates of vacancy rates, rental cost and home prices can change 
quickly. This report uses the most recent data available at the time it was prepared—however, the 
data are largely from 2007 and 2008 and do not specifically reflect housing conditions during 2009. 
It is likely that recent market conditions have affected moderate and high priced homes, which are 
not where the City’s greatest needs likely lie. As such, the City’s greatest needs are likely to be 
consistent (or potentially more exasperated) with the needs identified using 2007-2008 data, which 
are portions of the market not as affected by price depreciation. 

Tenure. SANDAG does not estimate tenure (renter or owner occupied). For 2007, the ACS 
estimated that 65 percent of the city’s housing units were occupied by owners and 35 percent were 
occupied by renters. We use this estimate of tenure in our affordability analysis.  

Rental units in Encinitas are distributed throughout the City, as opposed to being primarily 
concentrated in specific areas. Exhibit III-1 displays the distribution of rental stock in Encinitas. 
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Exhibit III-1. 
Location of Renter-
Occupied Housing  
Units by Census  
Tract, 2008 

 
 
 
Source: 
Claritas, 2008. 

Growth. Since 2000, the city has added approximately 1,150 housing units (based on the 2005-
2007 ACS estimate), increasing the housing stock by five percent. This is equivalent to adding 
approximately 130 housing units to the City each year on average. Since the City has added just over 
800 new households during this time, sufficient housing stock has been available for new residents. In 
other words, Encinitas growth rates do not suggest increases in household sizes. 

Type. Exhibit III-2 shows the breakdown of housing units by type according to SANDAG. The 
City’s housing stock is largely comprised of single family detached (houses) and attached (e.g. 
townhomes, condominiums) products. Multifamily units (e.g. apartment complexes) comprise 14 
percent of the housing market in Encinitas, and mobile homes, which have the highest vacancy rates, 
comprise three percent of the City’s housing stock. 

Exhibit III-3 displays the distribution of the City’s occupied housing units by type. 

Exhibit III-2. 
Total and Occupied Housing Units And Vacancy By Type, 2009 

Single family, detached 13,551   54.5% 12,943   54.7% 4.5%

Single family, attached 7,084     28.5% 6,716     28.4% 5.2%

Multifamily 3,437     13.8% 3,303     14.0% 3.9%

Mobile home and other 776        3.1% 702        3.0% 9.5%

Total 24,848  23,664  4.8%

Rate
Vacancy Occupied Housing Units

PercentNumberPercentNumber

Total Housing Units

 

Note: Different than what Is reported for the City of Encinitas in the regional AI because different data sources are cited. 

Source: SANDAG. 
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Exhibit III-3. 
Distribution of Occupied 
Housing Units, 2009 

 

 

Source: 

SANDAG. 

Single family,
detached (55%)Single family,

attached (28%)

Multifamily (14%)

Mobile home and other (3%)

Exhibit III-4 shows the types of dwelling units for which the City has issued building permits from 
2000 through July 2008. The exhibit shows that single family permits have dominated the types of 
dwelling units permitted in the City since 2000. The exhibit also shows the recent decline in the 
number of permits issued, reflective of the downturn in the housing market.  

Exhibit III-4  
Building Permits Issued By Type, 2000 Through 2008 

Total Housing Units:

Single family units 259 228 414 187 184 142 117 109 82

Two to five units 10 8 26 8 8 11 8 6 4

Five or more units 0 120 0 45 20 0 0 14 0

Percent of Total Units:

Single family units 96.3% 64.0% 94.1% 77.9% 86.8% 92.8% 93.6% 84.5% 95.3%

Two to five units 3.7% 2.2% 5.9% 3.3% 3.8% 7.2% 6.4% 4.7% 4.7%

Five or more units 0.0% 33.7% 0.0% 18.8% 9.4% 0.0% 0.0% 10.9% 0.0%

2000 20082007200620052004200320022001

Source: Census Building Permit Estimates 

Year built. Exhibit III-5 shows the distribution of housing units by year built as estimated by the 
ACS 3-year estimate. Sixty-two percent of the City’s owner-occupied housing stock was constructed 
in the 1970s and 1980s; 81 percent of the renter-occupied stock was constructed during the 1960s, 
1970s and 1980s.  

Exhibit III-5. 
Year Housing Units  
Were Built, 2007 

 

Source: 

American Community Survey, 2007. 

2005 or later

2000 to 2004

1990 to 1999

1980 to 1989

1970 to 1979

1960 to 1969

1950 to 1959

1940 to 1949

1939 or earlier

0% 10% 20% 30% 40% 50%

0.4%

1.9%

7.8%

3.4%

8.7%

4.4%

26.8%

22.0%

35.7%

33.8%

8.0%

25.2%

8.2%

7.2%

2.7%

1.2%

1.8%

0.9%

Owner-occupied

Renter-occupied

100%
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Condition of housing. The 2007 ACS reported that approximately 239 housing units in Encinitas 
are considered severely substandard because they lacked complete plumbing facilities1 or complete 
kitchens.2 Together, assuming no overlap, these units represented less than one percent of the City’s 
total housing units in existence in 2007. Rental units were more likely to lack plumbing facilities or 
complete kitchens than owner-occupied units. 

Overcrowding. SANDAG estimates that the average number of persons per housing unit in 
Encinitas was 2.69 as of January 2009. This was slightly larger than the 2000 Census estimate of 
2.52, indicating that households have become slightly larger during this decade. 

HUD requires communities to estimate the number of housing units that are overcrowded as part of 
their Consolidated Plans. Overcrowding in housing can threaten public health, strain public 
infrastructure, and points to an increasing need of affordable housing. The amount of living space 
required to meet health and safety standards is not consistently specified; measurable standards for 
overcrowding vary. According to HUD, the most widely used measure assumes that a home becomes 
unhealthy and unsafe where there are more than one, or sometimes one and a half, household 
members per room.3 Another frequently used measure is the number of individuals per bedroom, 
with a standard of no more than two persons per bedroom. Assisted housing programs usually apply 
this standard.  

According to the 2007 ACS, 102 of Encinitas 22,875 occupied housing units were overcrowded 
(more than 1.5 occupants per room). This equates to less than 1 percent of the City’s housing units. 

Overcrowding can be an issue more prevalent among certain racial and ethnic groups, lower-income 
households and inner-city dwellers. In 2007, Hispanic households were more likely to be living in 
crowded conditions when compared to white alone, not Hispanic households. Approximately 18 
percent of Hispanic households were crowded compared less than 1 percent of White alone, not 
Hispanic  households4. The higher prevalence of crowding could be due to a preference for an 
extended family to occupy one housing unit, lower average incomes held by certain ethnic groups, or 
a greater likelihood of ethnic groups living in smaller rental properties. 

Affordability. This section discusses the affordability of both for sale and rental housing in the City 
of Encinitas, beginning with for sale housing.  

Housing to buy. A number of sources produce for sale data for the Encinitas housing market. 
Referenced in this report are the Census, the California Association of Realtors and the San Diego 
Association of Realtors. 

                                                      
1
 The data on plumbing facilities were obtained from both occupied and vacant housing units. Complete plumbing facilities 

include: (1) hot and cold piped water; (2) a flush toilet; and (3) a bathtub or shower. All three facilities must be located in 
the housing unit to be considered standard. 
2
 This does not include double counting, so this would be the maximum number of substandard units. 

3
 The HUD American Housing Survey defines a room as an enclosed space used for living purposes, such as a bedroom, 

living or dining room, kitchen, recreation room, or another finished room suitable for year-round use. Excluded are 
bathrooms, laundry rooms, utility rooms, pantries, and unfinished areas.  
4
 This comparison uses the more than 1.0 persons per room definition for “crowding.” Data by race and ethnicity are not 

available at the 1.5 persons per room level.  
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The median value of an owner-occupied home in the City of Encinitas was $762,400 in 2007 
according to the ACS 3-year estimate. In 2000, the Census estimated the median at $353,300. Based 
on these estimates, the median has increased by $409,000, or by an average of $58,000 per year. This 
equates to a 116 percent increase in value since 2000, or an average of 17 percent per year.  

In 2007, a household would need to earn about $123,000 more to be able to afford the median 
priced home than they would have needed in 2000 to afford the median priced home. However, the 
median household income of Encinitas owners has increased since 2000—but only by $34,118.5 

However, as seen nationally, a more recent trend has been the depreciation of home prices. San 
Diego County and Encinitas are no exception. Per the California Association of Realtors, the median 
home price in San Diego County as of June 2008 was $374,000, compared with $310,000 in June of 
2009. This equates to a 17 percent decline in the County’s median home price in the last year. In 
June of 2008, the median home price in Encinitas was $695,000, as compared to a median price of 
$605,000 in June of 2009, which equates to a decrease of 13 percent. 

Data from the San Diego Association of Realtors presents for sale home data by zip code. Two zip 
codes comprise Encinitas: 92007 and 92024. The average home price as of the first quarter of 2009 
for a home in the 92007 zip code was $707,500, and the average home price for a home in 92024 
was $680,700. Both zip codes experienced home price depreciation since the first quarter of 2008 of 
18 percent and 28 percent, respectively. Exhibit III-6 displays the average home price within the zip 
codes boundaries that comprise Encinitas. 

Exhibit III-6. 
Average Home  
Price by Zip Code, 
1Q2009 

 

 

 

Source: 

San Diego County 
Association of Realtors. 

 

 

                                                      
5
 Neither the median home price and median income are adjusted for inflation. 

















SECTION IV. 
Housing and Non-Housing  
Special Needs Sub Populations 












































































































































