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Project Manager must complete the following information for the Council docket:

CASE NUMBER: 148904

Staff’s:
Please indicate the recommended action for each item (i.e. Resolution/Ordinance):

Resolution to certify Mitigated Negative Declaration No. 148904 and adopt the Mitigation Monitoring
and Reporting Program; Ordinance to adopt Rezone No. 524639, Resolutions to approve General Plan and

Kearny Mesa Community Plan Amendment No. 524638, Public Right-of-way Vacation No. 524640, Vesting
Tentative Map No. 524641 and Site Development Permit No. §24637.

Planning Commission:

(List names of Commissioners voting yea or nay)
YEAS: Schultz, Ontai, Otsuiji, Nasland
NAYS: Golba, Griswold
ABSTAINING:

Recommended Action: Move Staff's recommendation, with specific direction to improve the Streetscape
Design Guidelines for Aero Drive :

Community Planning Group:

Choose one:

LIST NAME OF GROUP: Kearny Mesa Community Planning Group

] No officially recognized community planning group for this area.

(] Community Planning Group has been notified of this project and has not submitted a recommendation.

] Community Planning Group has been notified of this project and has not taken a position.

Community Planning Group has recommended approval of this project.

[ Community Planning Group has recommended denial of this project.

[] This is a matter of City-wide effect. The following community group(s) have taken a position on the item:
In favor:

Opposed:

By: _ John S. Fisher
Development Project Manager

This information is available in alternative formats for persons with disabilities.
To request this information in alternative format, call (619)446-5446 or (800)733-2929 (TDD)

CC-6 (10-07)
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Mitigated Negative Declaration

ENTITLEMENTS DIVISION
(619) 446-5460

Project No. 148904
SCH No. N/A

SUBJECT: Palladium at Aero: Rezone (RZ), Community Plan Amendment (CPA), Right-of-Way (ROW)

Vacation, Vesting Tentative Map (VTM), and Site Development Permit (SDP) to allow for the
demolition of five commercial office and warehouse buildings followed by the construction of a
556,050-square foot, 4124% unit apartment complex with 5,190 square feet of commercial space
on a 7.69-acre site located at 8655 Aero Drive within the Kearny Mesa Community Plan area
(Lots 3, 4 & 5 of Research Park Subdivision Addition, Map No 6386, filed June 12, 1969).

The site is not included on any Government Code Listing of hazardous waste sites.
Applicant: Westcore Sandrock, LLC

October 2008 Update

II.
L

V.

Several corrections/additions have been made to the environmental document that
do not effect the analysis or conclusions. The changes are shown in standard
strikeout/underline format.

PROJECT DESCRIPTION: See attached Initial Study.
ENVIRONMENTAL SETTING: See attached Initial Study.

DETERMINATION:

The City of San Diego conducted an Initial Study which determined that the proposed project
could have a significant environmental effect in the following areas: Health and Public Safety
and Public Utilities (Solid Waste). Subsequent revisions in the project proposal create the
specific mitigation identified in Section V of this Mitigated Negative Declaration (MND).
The project as revised now avoids or mitigates the potentially significant environmental
effects previously identified, and the preparation of an Environmental Impact Report will not
be required.

DOCUMENTATION:
The attached Initial Study documents the reasons to support the above Determination.

MITIGATION, MONITORING AND REPORTING PROGRAM:

General measures which must be completed prior to any authorization to proceed:

The Assistant Deputy Director (ADD) of the City’s Entitlement Division shall verify that the
following statements are shown on the grading and / or construction plans as notes under the heading
“Environmental Requirements:”



1. The Palladium at Aero Project No. 148904 is subject to a Mitigation, Monitoring, and
Reporting Program (MMRP) and shall conform to the mitigation conditions in Mitigated .
Negative Declaration No. 148904,

2. Prior to any site disturbance (excluding survey and utility mark outs), the owner/permittee
shall schedule a pre-construction meeting to ensure implementation of the MMRP. The
meeting shall include the City Resident Engineer, and the City’s Mitigation Monitoring
Coordination (MMC) section.

Health & Public Safety

1. Prior to issuance of any construction permits, including but not limited to, the first

~ Grading Permit, and Demolition Plans/Permits, the Assistant Deputy Director (ADD)
Environmental designee shall verify that the applicant has coordinated with the San
Diego County Department of Environmental Health (DEH, has entered into the Voluntary
Assistance Program, and has provided a letter from DEH describing the measures
required.

2. Prior to preconstruction meeting, the owner/permittee shall provide the DEH letter to
MMC and shall be prepared to discuss the work and schedule at the preconstruction
conference.

3. Prior to the issuance of the building permit, a letter from DEH confirming that human .
health, water resources, and the environment are adequately protected from any
contamination that may have been present on the site shall be provided to the ADD
environmental designee. :

Public Utilities (Solid Waste)

Land Development Review (LDR) Plan check

1.

Prior to the issuance of any construction permit, including but is not limited to, demolition,
grading, building or any other construction permit, the Assistant Deputy Director (ADD)
Environmental Designee shall verify that the all the requirements of the Refuse & Recyclable
Materials Storage Regulations and all of the requirements of the waste management plan are
shown and noted on the appropriate construction documents. All requirements, notes and
graphics shall be in substantial conforiance with the conditions and exhibits of the associated
discretionary approval.

The construction documents shall include a waste management plan that addresses the

following information and elements for demolition, construction, and occupancy phases of the

project as applicable:

(a) tons of waste anticipated to be generated,

(b) material type of waste to be generated,

(c) source separation techniques for waste generated, .
(d) how materials will be reused on site,

(e) name and location of recycling, reuse, or landfill facilities where waste will be taken if not




reused on site,
(f) a "buy recycled" program,
(g) how the project will aim to reduce the generation of construction/ demolition debris,
(h) a plan of how waste reduction and recycling goals will be communicated to subcontractors,
(1) atime line for each of the three main phases of the project as stated above,
() alist of required progress and final inspections by City staff.

3. The plan shall strive for a goal of 50% waste reduction.

4. The plan shall include specific performance measures to be assessed upon the completion of the
project to measure success in achieving waste minimization goals.

5. The Plan shall include notes requiring the Permittee to notify MMC and ESD when:

(a) a demolition permit is issued,

{b) demolition begins on site,

(c) inspections are needed. The permittee shall arrange for progress inspections, and a final
inspection, as specified in the plan and shall contact both MMC and ESD to perform these
periodic site visits during demolition and construction to inspect the progress of the project's
waste diversion efforts.

When Demolition ends, notification shall be sent to:

Mitigation Monitoring Coordination (MMC) Environmental Review Specialist
9601 Ridgehaven Court, Ste. 320, MS 1102 B

San Diego, CA 92123 1636

(619) 980 7122

Development Service Department, Environmental Services Department (ESD})
9601 Ridgehaven Court, Ste. 320, MS 1103 B

San Diego, CA 92123 1636

(858) 627-3303

0. PRIOR TO THE ISSUANCE OF ANY GRADING OR BUILDING PERMIT, THE APPLICANT SHALL RECEIVE
APPROVAL, IN WRITING, FROM THE ADD OF LDR' ENVIRONMENTAL DESIGNEE { MMC) THAT THE
WASTE MANAGEMENT PLAN HAS BEEN PREPARED, APPROVED, AND IMPLEMENTED. ALSO PRIOR TO THE
ISSUANCE OF ANY GRADING OR BUILDING PERMIT, THE APPLICANT SHALL SUBMIT WRITTEN EVIDENCE
TO THE ADD THAT THE FINAL DEMOLITION/CONSTRUCTION REPORT HAS BEEN APPROVED BY MMC
AND ESD. THIS REPORT SHALL SUMMARIZE THE RESULTS OF IMPLEMENTING THE ABOVE WASTE
MANAGEMENT PLAN ELEMENTS, INCLUDING: THE ACTUAL WASTE GENERATED AND DIVERTED FROM
THE PROJECT, THE WASTE REDUCTION PERCENTAGE ACHIEVED, AND HOW THAT GOAL WAS ACHIEVED,
ETC.

A. Pre Construction Meeting

1. Demolition Permit - Prior to issuance of any demolition permit, the permittee shall be
responsible to obtain written verification from MMC indicating that the permittee has
arranged a preconstruction meeting to coordinate the implementation of the MMRP. The
Precon Meeting that shall include: the Construction Manager,
Demolition/Building/Grading Contractor; MMC; and ESD and the Building Inspector
and/or the Resident Engineer (RE) (whichever is applicable) to verify that implementation



of the waste management plan shall be performed in compliance with the plan approved by
LDR and the San Diego Environmental Services Department (ESD), to ensure that impacts
to solid waste facilities are mitigated to below a level of significance.

2. At the Precon Meeting, The Permittee shall submit Three (3) reduced copies (11"x 17") of
the approved waste management plan, to MMC (2) and ESD (1).

3. Prior to the start of demolition, the Permittee / the Construction Manager shall submit a
construction/demolition schedule to MMC and ESD.

a. Grading and Building Permit - Prior to issuance of any grading or building permit, the
permittee shall be responsible to arrange a preconsiruction meeting to coordinate the
implementation of the MMRP. The Precon Meeting that shall include: the
Construction Manager, Building/Grading Contractor; MMC; and ESD and the Building
Inspector and/or the Resident Engineer (RE) (whichever is applicable) to verify that
implementation of the waste management plan shall be performed in compliance with
the plan approved by LDR and the San Diego Environmental Services Department
(ESD), to ensure that impacts to solid waste facilities are mitigated to below a level of
significance,

4. At the Precon Meeting, The Permittee shall submit reduced copies (11"x 17") of the approved
waste management plan, the RE, BI, MMC and ESD.

5. Prior to the start of construction, the Permittee / Construction Manager shall submit a
construction schedule to the RE, BI, MMC and ESD.

The Permittee/ Construction Manager shall call for inspections by the RE/BI and both MMC and
ESD, who will periodically visit the demolition/construction site to verify implementation of the
waste management plan. The Consultant Site Visit Record (CSVR) shall be used to document the
Daily Waste Management Activity/progress.

Within 30 days after the completion of the implementation of the MMRP, for any demolition or
construction permit, a final results report shall be submitted to both MMC and ESD for review and
approval to the satisfaction of the City. MMC will coordinate the approval with ESD and issue the
approval notification. '

Prior to final clearance of any demolition permit, issuance of any grading or building permit,
release of the grading bond and/or issuance of any Certificate of Occupancy, the permittee shall
provide documentation to the ADD of LDR, that the waste management plan has been effectively
implemented.

VI. PUBLIC REVIEW DISTRIBUTION:
Draft copies or notice of this Mitigated Negative Declaration were distributed to:
City of San Diego:
Councilmember Donna Frye, Council District 6
Development Services Department (78, 78A) -

Central Library (81)
Serra Mesa Branch Library (81GG)




City Attorney (MS 59)

Billy Church, Permit Planning
Jeff Harkness, Park Planning
Don Weston, Engineering
Jeffrey Oakley, Landscape
Jim Lundquist, Transportation
Jean Cameron, CPCI

Patrick Thomas, Geology

Others:

San Diego County Department of Environmental Health (75)
Serra Mesa Planning Group (263A)

Mary Johnson (263 B)

Serra Mesa Comimunity Council (264)

Keamy Mesa Community Planning Group (265)
Don Ankeny, Westcore Sandrock, LLC

Brian Hansen, Latitude 33 Planning & Engineering
Architects Orange

Gillespie Moody Patterson

James Feinberg

Kevin Mock

Marcela Escobar-Eck

VII. RESULTS OF PUBLIC REVIEW:
( } No comments were received during the public input period.

( ) Comments were received but did not address the draft Mitigated Negative Declaration
finding or the accuracy/completeness of the Initial Study. No response is necessary. The
letters are attached.

(X) Comments addressing the findings of the draft Mitigated Negative Declaration and/or
accuracy or completeness of the Initial Study were received during the public input
period. The letters and responses follow.

Copies of the draft Mitigated Negative Declaration and any Initial Study material are available in the
office of the Entitlement Division for review, or for purchase at the cost of reproduction.

September 9, 2008
Date of Draft Report

Kenneth Teasley, Sehior Planner
Development Services Departme

October 1, 2008
Date of Final Report

Analyst: Mirrasoul
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Comment Letters z.

errasoul n

From: Doug [Doug@wescous org}
Sent: Sunday, September 14, 2008 10:48 AM

To:
Cc:

Mirrasoul, Marilyn
James(@jamesf.com

Subject: Palladium at Aerp, Project No. 148804

Ms._ Mirrasoul,

Since the head of Murray Creek is about 3/5 of a mile west and Rufiin Canyon, already very heavily |mpac(ed by
Mexican Fan Palms, is just a third of a mile to the east, the pfanlings at Paliadium are exiremely
impartant. Adding King or Queen palms in thera place would be acceptable, | believe.

1.

The Mexican Fan Palm is 2 very bad choice, clogging native v;:atland and pushing out native plants and
hence animals and birds, and should be removed: hitp:faww.cal-
ipe.or Drgn"p."manage_!_nant.'planl_proflesN\_n'_E_l_s_hmgioma robusia.php

The Canary Island Cate Palm is a bit battar, but should still be replaced alsa:

http:/iwww. cal-ipc.orglip/management/plant_profiles/Phoenix_canarignsis.php

Identify type of impact or alteration: Displaces native trees.

Rationale: Dense in Los Penasquitos Preserve, Has been the focus of several restoration projects
there. Documented a5 a peat on the San Diego River (1). One adull can produce a campet of
seedlings (2).

Betanical names are not included in the MND, so it's not clear which fountaingrass is proposed. Il it is the
sterile variety, lhere should be no problem:

Pennisetum setacenr (crimson fountaingrass) is a coarse tufted perennial grass (family Poaceae).
It primarily grows along the southem California ¢oast. Crimson fountaingrass is well adapted to
fire, and plants can recover to pre-bum density, even incrense in density, following a bumn, It is
cultivated as an omamental, but the red cultivar i3 sterile and not considered invasive.

Thanks, Doug

Doug Wescoit | Chair, Serra Mesa Planning Group | 858.361.8462 {Cell} | PO Box 23315 San
Dlago CA 92123 | www.serramaesa,org/smpg

9/15/2008

Response to Comments .}

1. In response to this comment, the applicant removed the Mexican Fan Palms
and the Canary island Date Palms from the project’s Iandscapo; plan.

In general, the City’s adopted regulations are intended to establish reasonable
boundaries to limii the spread of invasive species into pristine and/or sensitive
habitat. For example, proposed projects within or adjacent to the Multi-
Habitat Planning Area are prohibited from including invasive species within
their landscape plan. ’

2. The fountain grass proposed and as shown on the landscape plans is
Pennisetum setaceum rubrum, red fountain grass. This species propagates by
cuttings and not by seed, and is considered non-invasive.


mailto:Doug@wescotts.orgl
mailto:james@J3mesf.com
http://www.cal1
http://www.cal1
http://www.serramasa.org/smpg

Palladium at Aere, project No. 143904

Draft Mitigated Negative Declaration — Initial Study Checklist
Officlal Serra Mesa Planning Group Comments

Prepared by James Feinberg, Chair of Palladium Subcommittee, 17sept08
Approved by SMPG vote at |33ept08 meeting

(Please see James Femberg s aunchcd personal comments for elaboration on the aesthetic and buik and i
scale concerns.) !

For cach of the following elements, the “no” column was selected, whereas [ feel that the “maybe” or
even “'yes” should have been selected.

l. AESTHETICS/NEIGHBORHOOD CHARACTER
("B, The creation of a negative aesthetic site or project?
Statement: “The proposed projec( would incorporate a variety of architectural and landscape elements
and would not result in a visual impact.”
Comment: This is a massive structure that will wholly transform the look and feel of the intersection
and the gateway into the Serva Mesa and Kearny Mesa communities.

C. Project bulk, scale, materials, or style which woutd be incompatible with surrounding development?
Statemnent: “The project would be compatible in height and materials with the commercial and
industrial uses to the east and west. 1t is stepped back and tiered from the residential development to
the south.”

Comment: This project’s height, width, and depth were determined by comparison to the greatest
dimension of any building anywhere in the area. When combined together into one stucture, it
becomes a giant mass that is totally out of scale with the surrounding development. City Staff has
indicated as much by their repeated requests for redesigns to make the building appear smaller, but
that does not change the fact that the project is too large for the site. Additionally, no changes have

1

Lbeen made along Sandrock Road, which is the major entrance thoroughfare for Serra Mesa.

D. Substantial alteration o the existing character of the area?

Statemnent: “The mixed use project would be consistent with the transitioning character of the area and
with the proposed comnunity plan amendment.”

Comment: (a) Using the proposed CPA, which is part of the project, to justify the project is circular
reasoning and should not be atlowed in a legal document. (B} The commercial areas of this project
are a tiny percentage of the square footage and do litile to affect the residential naiure of the project.
(¢} The existing character of the area is light industrial and office. This site is single story buildings
with large street setbacks. This profect proposes to replace these low-impact structures with a
visually-significant (by design) sixty-foot tall wall of apartmenis appreciably cleser to the street. This
represents a substantial alteration to the existing character of the area.

E. The loss of any distinctive or landmark tree(s), or a stand of mature trees?

Statement: “The project would not require the removal of any significant trées.”

Contment: It is my understanding that several mature trees along the south and west of the property
would be réemoved, and these trees provide significant shielding for the neighbors.

1, Substantial shading of other properties?

Statement; “The structure is set back from adjacent properties to preclude significant shadmg
Comiment: It is my understanding that the project is very close to the Canyon Pottery property along
the west side, and could produce shading at that point,

Response to Comments

3. While the project is larger than some of the adjacent buildings, the proposed

project is shorter and smaller in scale than that which would be allowed by the
undeslying zoning. The project was redesigned to address staff comments
regarding the bulk and scaie of the building. The architectural design of the
northern fagade along Aero Drive is divided into three architectural styles
with their own unique color palette to visually break up the building’s
dimensional length and provide interest and articulation. Horizontal
articulation is accomplished through varying sethacks and multipie planes in
the building fagades. Verticat articulation is expressed through differing roof
heights and a variation of stoped and {lat roof elements.

Along Sandrock Road, the building is setback approximately 20 feet to 30 feet
from the curb. The architectural design of the fagade along Sandrock is
divided into two architectural styles in order to visualiy break up the
building’s dimensional length and provide interest and articulation. On the
south side, the project steps down from four stories to thtee stories and to two
stories in some [ocations adjacent to the Serra Mesa residential arca. Pitched
residential-type roofs and design eletnents as well as varying setbacks of
approximately 50 feet from the southern property line were also incorporated.

The site and the properties abutting Aero Drive between Keamny Villa and
Ruffin Roed, except the library site, are designated for industrial/warehouse
land uses. The majority of land uses aleng Aero Drive are non-industrial,
commercial, retail establishments, or institutional facilities, Whilea
Community Plan Amendment is being process for this project, the site also
fies within the West Aero Drive Land Use Study (WADLUS) area,
incorporated into the Keamny Mesa Community Plan, which established this
area as an area in transition and suitable for a mix of residential, office and
institutional sues with some commercial service uses, Most of the buildings
in the area are vacant and/or are finctionally obsolete. Since the area has
been transitioning away from industrial use, the proposed project has
undergone the City process that alfows the initiation of community plan
amendments and accompanying rezones.

The Community Planning and Community Investment (CPCI) Department
supports the proposed project since the area is transitioning away from
Industrial use as established in the WADLUS end identified in the Keamny
Mesa Community Plan. In addition, the use is more competible wiih the
adjacent residential neighbarhoods, and the bulk and scale of the project is
reduced from that allowed under the current community plan and
accompanying industrial zoning. It should be noted that the existing Industrial
zone of the property does not have a height limit; however, due to the
proximity of Montgomery Field a 70-foot height limit would apply. The
project setbacks and height vary throughout the project. The praject height
along Aero Drive ranges from 46.5 to approximately 63 feet, and the setbacks
range from 30 feet to approximately 130 feet. As described in the MND, &




Response to Comments .};

small portion of the project would be 63 feet high to incorporate a tower
element.

According to the Development Services Department Significance
Determination Thresholds, a significant visual guality and neighborhood
character impact may result if a project were to remove distinctive or
landmark trees or a stand of mature frees as identified in the community plan,
In this case neither of those conditions would apply; and the removal of non-
native or landscape trees would not be considered a significant environmental
impact. The project would include significant landscaping between the
existing residential dwellings and the proposed project.

The project is set back from the west property line approximately 1§ feet from
the Canyon Pottery property fine. This is three feet more than the setback
required by the IP-2-1 zone and 13 feet more than the proposed RM-3-9 zone.
A significant visual quality impact may result if a project would result in a
shadow that would substantialiy interfere with the adjacent usable outdoor
spaces associated with the use of the property as residential, recreational,
institutional, or commercial uses. In this case the adjacent property does not
include any outdoor uses that would be significantly impacted by shadows.



10.

i1.

12.

13.

14,

1L AIR QUALITY — Would the proposal:

C. Expase sensitive receptors to substantial poltutant concentrations?

Statement; “The project is not located next ta substantial concentrations of air pollutants nor would the
residential nature of the project generate substantial concentrations of air pollutants.”

Comment; Really? It's across the street from an airport. There are rio air pollutants jrom the fet fuel
at the airport? Not even any mention of that in the MND statement?

F. Alter air movement in the area of the project?

Staternent: “The three- and four-story project would not result significantly (sic) alter the movement of
girin the area,”

Comment: [t's a six-story profect. Plus there's a height deviation for a 63 foot architectural element.
That still might not significantly aiter movement of air in the area, but it should be right in the
document.

V. BIOLOGY — Would the proposal result in:

C. Introduction of invasive species of plants into area?

Statement; “The project would not result in the planting of invasive species adjacent to an open space
araa—l’ -

Commeni: As has already been established, the project as praposed and cleared by Staff called for
several invasive plant species.

XI. NOISE

Sections B and C refer to exposure to noise levels in excess of appraved levels. The no boxis
checked, but the note refers to the Initial Study, Section [V, which indicates that there are in fact
excess levels which will require mitigation. This indicates to me that the yes box should have been
checked on this document.

This same issue comes up under X POPULATION AND HQUSING, section C, referring to an
increase in population. The no box is checked but the note says that it could result in an increase.

And again in XVIL. UTILITIES, section F, solid waste disposal, where mitigation is required.

I also question the accuracy of XVI. TRANSPORTATION/CIRCULATION sections C and D, which
state that the project would not result in an increased demand for off-street parking nor in effects on
existing parking. It has long been the contention of the Serra Mesa Planning Group that the City
parking standards are insufficient for our neighborhood, and every development built to City parking
code resuits in a significant impact in on-street parking, We have no teason 1o believe that this project
will be any different.

In short, I feel that this project is being rushed through the approval process, and important
details are being missed. If invasive plant species can make it onto the landscape inventory, and
something as simple as the number of stories in the building can be wrong on the MND, what
eise are we missing?

'
|
'
i
1

10.

11.

12.

13.

14.

Response to Comments

The response to the air quality question has been revised in the environmental
document. The response states: “The proposed project would not subject
sensitive receptors to substantial concentrations of air poltutants.”™ Examples
of sensitive receptors include long-term health care facilities, rehabilitation
centers, convalescent centers, schools, child care facilities, etc.

The project is not a six-story project. It is a three- and four-story project. One
portion of the project includes a 63-foot-high tower which was included to
facilitate varying architectural elements on the street fagade. A significant
alteration in the movement of air in the area, as a result of the project, would
not oceur.

Please see Response No. |. Note that Mexican Fan Paims, removed from the
propesed project, would not have been planted adjacent to an opea space area,
so the statement was correct.

The “No” box for Noise wes checked because the project would not result in a
significant noise impact as discussed in the Initial Study.

Under *Population and Housing” the “No Box” was checked because the
project is not of sufficient size to alter the planned location, distribution,
density or growth rate of the population of an area.

The “No Box™ was checked for solid waste disposal because with the required
mitigation a significant solid waste impact would not result, as discussed in
the Initial Study.

The project will provide 763 parking spaces which exceeds the City's
requirement of 742 parking spaces.

Comment Noted. The project has been in process since the original Planning
Commission initiation in Aprl of 2006.




15.

16.
17.

18.

19.

20.

21.

22,

Palladium nt.,pruject No. 148904

Draft Mitigated Negative Declaration — Initial Study Checklist

Personal Comments by Jnmes Feinberg,

Chair of Palladium Subcommittee of Serra Mesa Planning Group

(lntended to provide elaboration on the aesthetic and bulk and scale concerns in the official SMPG
comments.}

Kevin Mock, an architect on our board, took it upon himself to prepare a massing study showing the
proposed project in context with the existing structures along Aero Drive as well as the single family
residences adjacent to the project, and comparing the size of the project with some of the larger
existing sites and projects in Serra Mesa, [ have attached these three files {Existing Building
Footprints, Proposed Building Footprints, and Cemparison of Proposed Building Footprint ta Serra
Mesa Parcels) as PDFs for your consideration.

Even the briefest study of these plans makes it very clear that the proposed project is significantly
farger in width and depth than any building in the area, and its bulk and scale are apodictically
incompatible with the surrounding development. 1t is comparable in area to, and significantly talter
than, the entire retail center further south along Sandrock. When compared with the residences on
Dubonnet and Sandrock immediately adjacent to the project site, the difference in scale between
structures is breathtaking. :

Even without accounting for the additional lane on Aero, the project has a smaller street setback than
any other structure along the south side of Aero Drive, further exacerbating its bulk.

In short, this structure is simply toe large for the site.

The Sandrock frontage of the proposed project is a single, flat surface, tuming this major street and
primary access to our community into a slot canyon.

This project proposes to remove the free-right “pork-chop” curve at the southwest corner of the
intersection of Aero and Sandrock. Historical research has indicated that this distinctive curve
predates all development along Acre and was intended te be a signature ¢lement of the entrance into
the residential community. Removai thereof constitutes a negative aesthetic.

The proposed architectural elements, intended to disguise the mass of the structure, will instead make
it further stand out against the subdued style of the other buildings in the area, making it even more
incompatible with the surrounding development. The wrap-parking design turns the project into a
fortress, and does not encourage residents to leave the site and walk out into the community.

This design might work in other areas where the architectural firm has worked, such as Qrange
County, or even nearby in UTC or farther north in Kearny Mesa. But this design cannot be plunked
down along Aero Drive and be made to fit.

All of these things, individually and collectively, constitute a significant environmental impact on

the Serra Mesa community, and disqualify this project from continuing with a Mitigated
Negative Declaration. At the very least, the community deserves a Statement of Overriding
Considerations from our elected officials,

15.

16.
17.
18.

19.

20.

21.
22.

Response to Comments .}}

Please see Response No. 4.

The project does have a smaller setback on Aero Drive in some places and
larger setbacks in others ranging from 30 to approximately 130 fest.

Comment noied.

Please see Response No. 3. Note that the Sandrock Read elevatjon includes
recessed balconies, off-sets in the walls, awnings, with offsetting planes.

New regional standards required that the project provide a safer design which
included the removal of the pork chap curve.

Comment aoted. The project was designed to include numerous pedestrian
connections to abutting streets and transit connections, Additionally, the
proposed comnunity plan amendment would include the incorporation of
Design, Streetscape, and Streetyard Guidelines as an appendix to the Keamy
Mesa Community Plan. The intent of the amendment is to create an
interconnected neighborhood as other parcels along West Aero Drive
redevelop in the future.

Comment noted.

Statement noted. Findings of Fact and a Statement of Overriding
Considerations are made for Environmental Impact Repotts and allow the
decision maker to approve a project with unmitigated significant impacts.

-1
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City of San Diego

DEVELOPMENT SERVICES DEPARTMENT
ENTITLEMENT DIVISION

1222 First Avenue, Mail Station 501

San Diego, CA 92101

(619) 446-6460

INITIAL STUDY
Project No. 148904
SCH: N/A

SUBJECT: Palladium at Aero: Rezone, Community Plan Amendment (CPA), Right of Way
(ROW) Vacation, Vesting Tentative Map (VTM), and Site Development Permit
(SDP) to allow for the demolition of five commercial office and warehouse
buildings followed by the construction of a 556,050-square-foot apartment complex
and 5,190 square feet of commercial space on a 7.69-acre site located at 8655 Aero
Drive within the Kearny Mesa Community Planning area (Lots 3, 4, & 5 of
Research Park Subdivision Addition, Map No. 6386, filed June 12, 1969). JO No.
43-0248
Applicant: Westcore Sandrock LLC

I. PURPOSE AND MAIN FEATURES:

The proposed Rezone, Community Plan Amendment (CPA), Street Vacation (SV), Vesting
Tentative Map (VIM), and Site Development Permit (SDP) would allow for the demolition of
five commercial office and warehouse buildings at the southwest corner of the intersection of
Aero Drive and Sandrock Road on an IP-2-1 Zoned (Industrial Park) site in the Kearny Mesa
Planning area (See Figures 1 & 2). The five building to be demolished include: two buildings at
8601 Aero Drive of 44,316 square feet and 2,626 square feet; one building at 8953 Aero Drive of
11,678 square feet; one building at 8581 Aero Drive of 9,900 square feet; and one building at
8580 Aero Drive of approximately 32,452 square feet. These commercial and warehouse
buildings would be replaced with a three- and four-story, 556,050-square-foot apartment
complex for 412 multi-family dwelling units with 42 affordable units, a leasing facility and
resident business center, approximately 5,190 square feet of commercial space, and a six-level
parking structure. The dwelling units would face onto Aero Drive and Sandrock Road; and the
commercial space would be located on the first level adjacent to Aero Drive. The parking
structure would be internat to the site surrounded by the residential building.

The proposed project would require a rezone from IP-2 to RM-3-9, a CPA to change the land use
designation from Industrial to Multi-familyMixed-Hse-Commercial-and Residential, a VIM to
create a subdivision and allow individual ownership of condominiums, a SDP to allow multiple
unit development of more than 20 units on consolidated lots, a SV to allow a public right of way
vacation at the southwest corner of the intersection of Aero Drive and Sandrock Road, and a SDP
for Affordable In-fill housing development requesting deviations from the development
regulations. Deviations from the development regulations are required because the northeast
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comner of the bmlding would include a 63-foot-high tower where the height limit is 60 feet, a
street sideyard setback of 30 feet where 46.5 feet is required along Aero Drive, and to allow
shade structures on the roof deck of the parking structure where one tree is required within 30
* feet of every parking space.

The proposed project would be of typical wood-framed construction with a stucco exterior and
enhanced siding material, veneer, and roofing material (Please see Figures 3, 4 & 5). The project
construction would require grading of the entire 7.69-acre site with approximately 2,261 cubic
yards of cut at a depth 2.4 feet, 21,440 cubic yards of imported soil with a maximum height for
the fill slopes of 6 feet, and no export.

The proposed entryway landscaping would include King, Queen, Canary Island, and Date-and
MexicanFan palms. Trees proposed for the project, for example, would include 24-inch-box
Hong Kong Orchid, Bottlebrush, Gold Medailion, Eastern Redbud, Australian Willow, Fruitless
Olive, Yellow Oleander, Camphor Lemon-scented Gum, and Crape Myrtle trees and Bamboo
species. Other landscaping would include agave, aloe, Kangaroo Paw, Dwarf Weeping
Bottlebrush, Red Yucca, Paddle Plant, Autumn Sage, Texas Privet, New Zealand Flax, Mock
Orange, Rosemary, Mexican Bush Sage, Bird of Paradise, Mediterranean Fan Palm, Pygmy Date
Palm, Red Fountain Grass, Mexican Feather Grass, Italian Cypress, Dragon Tree, and Shrubby
Yew Pine. A variety of ground covers consistent with the standards of the Land Development
Manual would also be incorporated into the landscape design.

Site access to the on-grade commercial parking and parking structure would be from Aero Drive.
A grasscrete fire lane would be located alongthe-alley-on the south side of the project. Parking
would be provided for 7653 vehicles with 258 surface parking spaces for the retail and leasing
uses while 73825 spaces would be provided for the residential portion of the development.
Drainage would be directed into the existing City storm drain system.

II. ENVIRONMENTAL SETTING

The project site is located at 8655 Aero Drive at the southwest comer of Aero Drive and
Sandrock Street in the Kearny Mesa Planning area (Please see Figure 1). Single-family housing
1s located to the south of the project site across-the-aley while existing
commercial/office/industrial establishments are located to the east and west. Montgomery Field
is located to the north of the site across Aero Drive. The project site and areas to the west and
east are [P-2-1, the area to the south is zoned RS-1-7, and the area to the north encompassing
Montgomery Field is unzoned. The Kearny Mesa Community Plan designates the site, and the
areas to the west and east as industrial. The area to the south is within the Serra Mesa
Community Planning area and is designated as residential.

The project site is not located within or adjacent to the City of San Diego’s Multi-Habitat
Planning Area (MHPA); and no sensitive vegetation exists on-site.
Page 2 of 8 .



The project site would receive police service from the San Diego Police Department Beat 311
with a response time of 5,7 minutes for emergency calls where the citywide average was 6.7
minutes for emergency calls within the January 2008 through July 2008 time period. The site
would be served by Fire Stations 5, 23, 28, 36, and 45 with response times ranging from 2.5 to
8.7 minutes._ A fair share contribution toward fire facilities that serve Kearny Mesa would be
required and has been included as a permit condition.

III. ENVIRONMENTAL ANALYSIS: See attached Initial Study checklist.
IV. DISCUSSION:

The following issues were considered during the environmental review of this project and were
determined to be potentially significant.

Health and Public Safety

According to the Development Services Department Significance Determination Thresholds, a
significant environmental impact may result if a project were proposed on or near known
contamination sources. Previous and current land uses at the project site include commercial and
industrial uses. Therefore, a “Phase I Environmental Site Assessment (ESA), 8581-8601 Aero
Drive” (January 7, 2005) was prepared for the project site by Ninyo and Moore to evaluate
potential on- and off-site sources of hazardous materials contamination. The Phase [ ESA
included a review of historical land uses, a site reconnaissance and a regulatory agency records
review. According to the report, the building at 8601 Aero Drive was historically used by
Aerosystems for manufacturing purposes from 1979 to 1989, and soil sampling was
recommended. The potential contaminants were determined to be volatile organic compounds
(VOC) and petroleum products. In addition, asbestos was identified within each of the five site
buildings, and abatement prior to the significant renovation or demolition of the buildings was
recommended.

A “Phase II Environmental Site Assessment, 8601 Aero Drive” (January 7, 2005) was also
prepared for the project site by Ninyo and Moore. According to the report, a variety of VOCs
were determined to be present at the site. Further investigation and testing is needed to
determine the health risk at the site. :

Therefore, due to the potential for impacts on health and safety, the applicant would be required
to coordinate with the San Diego County Department of Environmental Health (DEH) and
participate in the Voluntary Assistance Program prior to doing any work at the site. The VAP
provides staff consultation, project oversight, and technical or environmental report evaluation
and concurrence letters on projects pertaining to properties contaminated with hazardous
substances. Prior to the issuance of the building permit, a letter from DEH confirming that
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human health, water resources, and the environment are adequately protected from any
contamination that may have been present on the site would be required. These mitigation
measures have been included within the Mitigation, Monitoring, and Reporting Program for the
project, and would reduce potential impacts to below a level of significance.

Waste Management

According to Assembly Bill 939, the City of San Diego is required to divert at least 50 percent of
its solid waste from landfill disposal through source reduction, recycling, and composting by
2000. According to the Development Services Department Significance Thresholds, projects that
propose an increase in density and would construct over 50 multi-family units are required to
prepare a solid waste generation/disposal plan which addresses demolition, construction and the
occupancy phases of the project. As mitigation for cumulative impacts to the landfill, a waste
management plan must be prepared by the applicant and approved by the Environmental Services
Department. Compliance with this mitigation condition would reduce the project’s contribution
to cumulative waste management impacts to below a level of significance.

The following issues were considered during the environmental review of this project and were
determined not to be significant.

Geology

A “Geotechnical Reconnaissance, Proposed Mixed Use Development, 8593-8601 Aero Drive”
(January 18, 2008) was prepared for this project by Geotechnics Incorporated. According to the
report, the project site is relatively flat and does not contain any drainages, gullies or depressions.
The site is underlain by the Lindavista Formation which generally consists of cobble
conglomerate in a moderately to strongly cemented, silty to clayey matrix. Despite the absence
of a shallow groundwater table, localized, perched groundwater may occur within the onsite
materials. The site is not located within an area previously known for significant geologic
hazards. Evidence of active faulting, landslides, liquefiable soils, or collapsible soils was not
encountered. The site is located within Geologic Hazard Category 52 which is characterized as
other level area, gently sloping to steep terrain, favorable geologic structure, low risk; and
Geologic Hazard Category 51 which is characterized by level mesas underlain by terrace deposits
and bedrock with nominal risk. The potential for liquefaction at the site was determined to be
negligible due to the dense nature of the formational materials beneath the site, and the absence
of a shallow groundwater table. No evidence of ancient landslides or slope instabilities were
observed; and due to the elevation and distance from the coast or other bodies of water, damage
due to tsunamis, and flooding is considered low. The report concluded that development of the
site was considered feasible from the geotechnical standpoint; and City Geology staff has
concluded that the report adequately addressed the geologic conditions. Since no significant
hazards are present on the site, no mitigation would be required.
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Noise

A “Noise Technical Report for the Palladium at Aero Project” (August 19, 2008) was prepared
by Recon Environmental, Inc. for this project. According to the report, Montgomery Field lies
just north of the project site, and is a general aviation airport that accommodates both propeller-
powered and business jet aircraft. The project site lies outside of the 60 community noise
equivalent level (CNEL) contour line of the Montgomery Field noise contours; therefore, the
noise levels at the project site due to aircraft traffic at Montgomery Field are less than 60 CNEL.
According to the Development Services Department Significance Determination Thresholds, a
significant impact would not result since the airport noise levels do not exceed 65 dB (A) CNEL
which is the exterior noise standard for multi-family residential development.

The proposed buildings immediately adjacent to Aero Drive and Sandrock Road would be
exposed to transportation noise levels greater than 65 CNEL. Therefore, as required by the
California Code of Regulations (Title 24) for multifamily structures, at the time that building
plans are available for the proposed buildings and prior to the issuance of building permits, an
acoustical analysis would be required ensuring that the interior noise levels due to exterior
sources would be at or below the 45 CNEL standard. Where the exterior noise levels are
projected to exceed 60 CNEL, windows would be required to be closed to achieve the required
exterior-to-interior noise reduction. In addition, ventilation or air conditioning systems and/or
other noise attenuation measures may be required to provide a habitable interior environment and

. to ensure compliance with Title 24. Since a significant noise impact was not identified, no

mitigation would be required.

~ Transportation

A “Traffic Impact Analysis for The Palladium at Aero” (July 9, 2008) was prepared for the
project by Urban Systems Associates, Inc. According to the report, the street segments and
intersections within the project study area with and without the project, including segments of
Aero Drive and Sandrock Road, currently and in the near term (2030} will operate at acceptable
levels of service. As part of the project, a signalized main driveway approximately 600 feet west
of Sandrock Street would be constructed, the eastbound left turn lane on Aero Drive at the
Sandrock Road intersection would be lengthened, the Aero Drive/Sandrock Road intersection
would be modified to remove the eastbound free right turn island and provide a separate right
turn only lane of approximately 550 feet in length, and a street reservation or right of way
dedication would be provided to accommodate a third eastbound lane along the Aero Drive
project frontage. Since it was determined that a significant transportation impact would not
occur, no mitigation would be required.
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Land Use

The Kearny Mesa Community Plan designates the project site for industrial and business park
uses. The area is currently in transition and many of the previous industrial facilities have been
converted to office and/or retail establishments. The proposed residential/commercial project
would require a Community Plan Amendment to change the land use designation from
Industrial/Business Park to High-Density Residential with a density of 44 to 74 dwelling units
per acre. The proposed community plan amendment would also include design guidelines for the
streetscape and general design guidelines for projects that redevelop along the south side of Aero
Drive W1thm the Study Area from Kearnv V111a Road to Rufﬁn Road {seuth-ef-Aero-Drive;-east

R : Road-within the boundaries of
the Keamy Mesa Commumty) The 1ntent of the proposed gmdelmes is to ensure that new
development will result in a more cohesive appearance and streetscape within the study area.

The proposed project was evaluated for consistency with the General Plan. Industrial land that

has been identified by the General Plan as significant to the regional economy is considered

Prime Industrial land. In this case, the project site was identified as “Other Industrial Land” not

“Prime Industrial Land.” The project was also evaluated to determine whether or not it met the

collocation conversion suitability factors identified in the appendices to the General Plan. The

suitability factors were established to determine if an area was ready to convert to non-industrial
use. A “West Aero Drive Land Use Study” (2005), incorporated into the Kearny Mesa .
Community Plan identified that most of the area south of Aero Drive and west of the Serra Mesa-

Keamy Mesa Branch Library, while industrially designated, includes a variety of other uses such

as office and various office uses. The abutting or adjacent uses in Serra Mesa include residential,

an elementary school and a neighborhood park. In view of these largely conflicting uses, the

Study concluded there may be other more appropriate land use designations for this area of

Kearny Mesa. An update to the “West Aero Drive Land Use Study” (2008) was prepared by

Latitude 33 to determine whether a study area incorporating the proposed project was appropriate

for collocation and/or conversion of the industrially designated and zoned areas to alternative

land uses. The Study determined that adequate infrastructure, services, and public amenities exist

to serve the Study Area, and would be favorable for a mix of residential, office, and institutional

uses with some commercial service uses.

The proposed project would also require a rezone from IP-2-1 to RM-3-9 (up to 72 du/acre). The
project would provide higher-density residential and associated commercial uses with a density
of 55 dwelling units per acre consistent with the proposed zone. While the project requires
deviations from the development regulations, these deviations would allow an architectural
element, a 63-foot-high tower (three feet over the height limit of the proposed zone), shade
structures on the roof of the parking structure (instead of trees), and a 30-foot streetyard setback
along Aero Drive where a 46.5-foot setback is required. The setback deviations allow enhanced
building articulation and greater mterface with the street. The approval of the CPA and rezone
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would avoid significant land use impacts related to inconsistency with the applicable land use
and zoning designattons.

Visual Effects and Neighborhood Character

The proposed architectural style of the proposed project was designed to be similar to the
adjacent development to the east and west of the site with exterior building materials consisting
of stucco with wood and metal accents. The main entrance to the complex would break up the
building mass along Aero Drive with parking and seating areas for commercial leasing space.
The overall building appearance would be softened with architectural pop-outs, undulation of
walls, extensions of balconies, varied roof lines, and a variety of paint colors to create the
appearance of multiple buildings. The three-story dwelling units on the south side of the
building adjacent to the Serra Mesa residential development would be stepped back and would be
located a minimum of 50 feet from the property line. The south units would also face east and
west rather than southerly into the adjacent residential neighborhood. The proposed three- and
four-story condominium complex would front onto Aero Drive which is consistent with
structures to the east of the site. Since a significant visual effects and neighborhood character
impact was not identified, no mitigation would be required.

Water Quality/Hydrology

A ‘Preliminary Drainage Study, Palladium at Aero” (January 21, 2008) was prepared for this
project by Latitude 33 Planning and Engineering. According to the report, the majority of the
site’s runoff flows in a northeast direction to existing concrete swales that drain to private onsite
storm drain facilities. The combined flow is discharged directly into the adjacent public streets
along Aero Drive and Sandrock Road without any water quality treatment. The runoff from the
surrounding development and bordering public streets flows is conveyed in a 54-inch public
system in a southwesterly direction towards Cabrillo Heights ultimately discharging into the San
Diego River. The proposed project would maintain the existing general drainage patterns but the
site’s runoff would be collected and piped to four proposed perimeter bioswales providing
adequate water quality treatment prior to discharge with a net reduction in peak flow. A
“Preliminary Water Quality Technical Report, Palladium at Aero” (January 14, 2008) was also
prepared for this project by Latitude 33 Planning and Engineering. According to the report, the
project proposed the installation of Bio-Swales to treat the runoff from the apartment buildings
and the installation of grasscrete for the emergency fire lane along with brick pavers for the
commercial entrance. The project will include the installation of additional vegetation, which
will reduce the impervious area of the project. The pollutants of concern from the project area
include: sediments, nutrients, trash, and debris, oxygen demanding substances, 01l and grease,
bacteria and viruses, and pesticides. The proposed bio-swales are vegetated sections of land over
which storm water flows as overland sheet tlow, and were designed to treat the 85" percentile
storm event. Grasscrete is capable of draining at rates up to 90% that of normal grass land, and
maintains the natural equilibrium of groundwater re-charge. The Best Management Practices
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(BMPs) would include but are not limited to ensuring regular trash pickup, sweeping the
property, using covered trash enclosures, use of rain shutoff devices to prevent irrigation during
and after precipitation, the use of controllers to control the amount of water delivered to each
area, and the use of shutoff valves to control water loss in the event of broken sprinkler heads.

The proposed project is subject to the City’s Standard Permanent Storm Water Best Management
Practices (BMPs) and would be required to comply with all requirements of the State Water
Resources Control Board Order No. 99-08, and San Diego Regional Water Quality Control
Board Order No. R9-2007-0001. Adherence to the City’s Stormwater Standards and use of State
and City required construction and operational BMPs would preclude significant water quality
1mpacts.

V. RECOMMENDATION:
On the basis of this initial evaluation:

__ The proposed project would not have a significant effect on the environment, and
NEGATIVE DECLARATION should be prepared.

_X__Although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because the mitigation measures described in
Section IV above have been added to the project. A MITIGATED NEGATIVE
DECLARATION should be prepared.

___The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT should be required.

PROJECT ANALYST: Mirrasoul
Attachments: Figure 1 - Location Map
Figure 2 - Site Map

Figure 3, 4 & 5 - Elevations
Initial Study Checklist

Page 8 of 8




T
il

S7

I

wheatieySLg?

(.. i
Esplanade Pah-tn-

-~

Stalmer)

Hut St

@»ﬂ

1
et 98]
T

av i

Location Map
Palladium at Aero / Project No. 148904

City of San Diego — Development Services Department

FIGURE
No. 1




i

-

e I [ 1=
¥ 7, c

:E i
Tk -Tg.u.:.:.u_::

h
SRR
i

Tt

& Ry
e T A el |
5
i i

= { 3. . o T Y “.a
[ .J‘Lr‘ 1549 :

i - . b

L

Pl Ll L L L vl Dol dop Ui o]

—
k)
ey

i i" %%%

. o \
Site Plan ‘
Palladium at Aero / Project No. 148904
City of San Diego — Development Services Department

FIGURE
No. 2




et T - Ll . i ar o . e . wo ar . . Lamm, emar wwt . "

EAST ELEVATION {SANDROCK ROAD)

WEST ELEVATION
Elevations — East and West FIGURE
Palladium at Aero / Project No. 148904 No. 3
City of San Diego — Development Services Departnéent \ 0.




PATHRR. L7/ TIGAET T/ LOGAE CIMTCY 40 IMWTMDNID KR, . oLl e )

y
E i
N
i
w ] 4 - -
Elevations - North FIGURE
Palladium at Aero / Project No. 148904 No. 4
City of San Diego - Development Services Department 0.




MATCHUNE | MATEHINE
1

R A e T 3

7

s
- .. ot b . 1ary oo R e ] e H e .

Elevations - South
Pailadium at Aero / Project No. 148904 No. §
City of 8an Diego — Development Services Department 0.




Initial Stady Checklist

Date: August, 2008

Project No.. 148904

Name of Project: Palladium at Aero

III. ENVIRONMENTAL ANALYSIS:

The purpose of the Initial Study is to identify the potential for significant environmental impacts
which could be associated with a project pursuant to Section 15063 of the State CEQA
Guidelines. In addition, the Initial Study provides the lead agency with information which forms
the basis for deciding whether to prepare an Environmental Impact Report, Negative Declaration
or Mitigated Negative Declaration. This Checklist provides a means to facilitate early
environmental assessment. However, subsequent to this preliminary review, modifications to the
project may mitigate adverse impacts. All answers of "yes" and "maybe" indicate that there is a
potential for significant environmental impacts and these determinations are explained in Section
IV of the Initial Study.

Yes Maybe No

L AESTHETICS / NEIGHBORHOOD CHARACTER — Will the proposal result in:

A. The obstruction of any vista or scenic
view from a public viewing area?

The proposed project is not located adjacent to a
public vista or scenic viewing area.

[

B. The creation of a negative aesthetic site or project?
The proposed project would incorporate a
variety of architectural and landscape elements

and would nof result in a visual impact.

I

C. Project bulk, scale, materials, or style which would
be incompatible with surrounding development?
The project would be compatible in height and
materals with the commercial and industrial
uses to the east and west. [t is stepped back and

tiered from the residential development to the
south.

be

D. Substantial alteration to the existing character of
the area?

[




Yes Maybe No

The mixed use project would be consistent with
the transitioning character of the area and with

the proposed community plan amendment.

E. The loss of any distinctive or landmark tree(s), or a
stand of mature trees?
The project would not require the removal of

any significant trees.

o

F. Substantial change in topography or ground
surface relief features?
The site is currently level and would not be
significantly altered.

>

G. The loss, covering or modification of any
unique geologic or physical features such
as a natural canyon, sandstone bluff, rock
outcrop, or hillside with a slope in excess |
of 25 percent?

The project would not result in the loss of
any significant geologic or physical feature.

[

I

H. Substantial light or glare?
Street lighting would comply with ail current
street lighting standards and exterior building
lighting would be designed not to shine directly
on adjacent properties.

[

I.  Substantial shading of other properties?
The structure is set back from adjacent

properties to preclude significant shading.

AGRICULTURE RESOURCES / NATURAL RESOURCES / MINERAL
RESQURCES — Would the proposal result in:

A. The loss of availability of a known mineral
resource (€.g., sand or gravel) that would be
of value to the region and the residents of the state?
The project site is not suitable for sand and/or
gravel extraction, and is located in an existing
urbanized area.

I

B. The conversion of agricultural land to
nonagricultural use or impairment of the
agricultural productivity of agricultural land?

I

The project site is not suitable for agricultural
uses and is located in an existing urbanized area.




Yes Maybe No

II. AIR QUALITY — Would the proposal:

A. Conflict with or obstruct implementation of the
applicable air quality plan?
No such conflict or gbstruction would result.
Standard dust abatement measures would be

implemented during construction.

I

B. Violate any air quality standard or contnibute
substantially to an existing or projected
air quality violation?
The pronosed project is residential in nature and
not anticipated to generate substantial quantities
of operational emissions. Construction
emissions would be generated during
demolition, erading and building but would be
temporary and would not exceed the City’s

applicable significance thresholds.

I

C. Expose sensitive receptors to substantial pollutant
concentrations?
] .. | ! I ial
- ,

; eHons et 4t pe » 5

; t ]mnlme of ﬂ.” '“E'g E.EE'EHI:I .
The proposed project would not subject
sensitive receptors to substantial
concentrations of air pollutants.

X

D. Create objectionable odors affecting a
substantial number of people?
The residential project is not anticipated to

result in the generation of objectionable odors.

>

E. Exceed 100 pounds per day of Particulate Matter 10
(dust)?
Dust would be generated temporarily during
construction and would be controlled using
standard construction techniques such as
watering.

[

it

F. Alter air movement in the area of the project?
The three- and four-story project would not
result significantly alter the movement of air in
the area.

G. Cause a substantial alteration in moisture, or
temperature, or any change in climate, either locally
or regionally?

[



Yes Maybe No

The development of the residential/commercial
. project would not substantially alter micro or
macroclimatic conditions.

IV.  BIOLOGY — Would the proposal result in:

A. A reduction in the number of any unique, rare,
endangered, sensitive, or fully protected species of
plants or animals?

The proposed project would not result in a
significant impact to sensitive vegetation. No
such resources exist on the site.

[

B. A substantial change in the diversity of any species of
animals or plants?
Please see IV-A.

I

C. Introduction of invasive species of plants into the
area?
The project would not result in the planting of
invasive species adjacent to an open space area.

I

. D. Interference with the movement of any resident or
migratory fish or wildlife species or with established
native resident or migratory wildlife corridors?
The project is not located near a wildlife
corridor and is surrounded by development
and/or infrastructure.

[

E. An impact to a sensitive habitat, including, but not
limited to streamside vegetation, aquatic, riparian, oak
woodland, coastal sage scrub or chaparral?

No such habitat or features exist on site.

b

F. Animpact on City, State, or federally regulated
wetlands (including, but not limited to, coastal
salt marsh, vernal pool, lagoon, coastal, etc.) through
direct removal, filling, hydrological interruption or
other means?
The project site does not contain any city, state

or federally regulated wetlands.

[

G. Conflict with the provisions of the City’s Multiple
_ Species Conservation Program Subarea Plan or other
. approved local, regional or state habitat conservation
plan?

1>



VL

The project 1s not located within or adjacent to
the Multi-Habitat Planning Area.

ENERGY - Would the proposal:

A. Result in the use of excessive amounts of fuel or
energy (e.g. natural gas)?

The residential/commercial project would not
result in the excess use of fuel. energy or natural

£as.

B. Result in the use of excessive amounts of power?
The residential/commercial development would
not result in the use of excessive amounts of

OWET.

GEOLOGY/SOILS — Would the proposal:

A. Expose people or property to geologic hazards such
as earthquakes, landslides, mudslides, ground
failure, or similar hazards?

The project site is assigned the peologic hazard
category of 52 per the City of San Diego Safety
Seismic Study Maps which is described as
gently sloping to steep terrain, favorable
geologic structure, with low risk and a geologic
hazard category 51 which are indicative of
terrace deposits and bedrock with nominal risk.

B. Result in a substantial increase in wind or water
erosion of soils, either on or off the site?
The project would not result in wind or water
erosion through the use of proactive standard
construction measures and Best Management
Practices at buildout.

C. Be located on a geologic unit or soil that is unstable
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction
or collapse?

The project site is underlain by the Linda Vista
Formation. Utilization of generally accepted
engineering techniques would prevent impacts

Yes

Maybe

No

e

I

¢

I

[




VIL

VIIL

Yes Maybe

from geologic hazards. See Initial Study.
Section IV, Geology.

HISTORICAL RESOURCES — Would the proposal result in:

A. Alteration of or the destruction of a prehistoric or
historic archaeological site?
The site has been previously developed and is
not located in an area of high sensitivity for
historical resources; therefore, impacts to unique

archaeological resources are not expected.

B. Adverse physical or aesthetic effects to a prehistoric
or historic building, structure, object, or site?
The existing structures on site were constructed
in the 1970°s and 1980°s. No historic structures
exist on the developed site.

C. Adverse physical or aesthetic effects to an
architecturally significant building, structure, or
object?

Please see VII-B.

D. Any impact to existing religious or sacred uses within
the potential impact area?
No such uses occur on-site.

E. The disturbance of any human remains, including
those interred outside of formal cemeteries?
Human remains have not been previously
identified on site or in the adjacent area. No
remains are expected to be encountered during
the construction activities.

HUMAN HEALTH / PUBLIC SAFETY / HAZARDOUS
MATERIALS: Would the proposai:

A. Create any known health hazard (excluding
mental health)?
The proposed residential/commercial use
would not result in the creation of any known
hazards,

No

I

>

[

I

¥

[



IX.

B. Expose people or the environment to a significant
hazard through the routine transport, use or disposal
of hazardous materials?

The project would not result in the transport or
use of hazardous materials.

C. Create a future risk of an explosion or the release of
hazardous substances (including but not limited to
gas, o1, pesticides, chemicals, radiation, or explosives)?
Please see VIII-B.

D. Impair implementation of, or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?

The proposed project would not interfere with
emergency response and/or evacuation plans,
and has been reviewed for compliance with City
Fire Regulations by the Fire Department.

E. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result,
create a significant hazard to the public or
environment?

The project site not listed on the County of San
Diego Department of Environmental Health’s
Site Assessment and Mitigation Case Listings.
However, Phase [ & 11 Site Assessments were
completed. Refer to the Initial Study, Section
IV, Discussion, Health and Public Safety.
Mitigation reguired.

F. Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials into the environment?

The proposed project would not involve the use
of hazardous materials. Please see VIlI-A & B.

HYDROLOGY/WATER QUALITY — Would the proposal
result in:

A. An increase in pollutant discharges, including down
stream sedimentation, to receiving waters during or
following construction? Consider water quality
parameters such as temperature dissolved oxygen,
turbidity and other typical storm water pollutants.

7
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Yes Maybe

Pre- and post-construction Best Management Practices
would be implemented. Refer to the Initial Study,

Section IV Discussion, Water Quality/Hydrology

B. An increase in impervious surfaces and associated
increased runoff?

The project would not result in a significant
increase the amount of impervious surfaces and

therefore not result in increased runoff,

C. Substantial alteration to on- and off-site drainage
patterns due to changes in runoff flow rates or
volumes? _
No substantial changes to runoff patterns would
result.

D. Discharge of identified pollutants to an already
impaired water body (as listed on the Clean Water
Act Section 303(b) list)?

The project eventually drains into the San Diego
River which is identified as an impaired water
body. Adherence to state standards would

preclude significant impacts.

E. A potentially significant adverse impact on ground
water quality?
The project is primarily a residential development
with at grade parking, no significant excavation is
proposed. No such impact to ground water would
result.

F. Cause or contribute to an exceedance of applicable
surface or groundwater receiving water quality
objectives or degradation of beneficial uses?

The project would not make a considerable
contribution to water quality degradation.
Adherence to stormwater standards would be

required.

LAND USE — Would the proposal result in:

No

[

[

[

[

[



Yes Maybe No

A. A land use which is inconsistent with the adopted
community plan land use designation for the site or
conflict with any applicable land use plan, policy or
regulation of an agency with jurisdiction over a
project?

>

The project is proposing a community plan
amendment and rezone. Refer to the Initial

Study, Section 1V, Land Use,

B. A conflict with the goals, objectives and
recommendations of the community plan in which it
is located?

Please see X-A.

[

C. A conflict with adopted environmental plans,
including applicable habitat conservation plans
adopted for the purpose of avoiding or mitigating an
environmental effect for the area?

The project is not located within or adjacent to
the Multi-Habitat Planning Area.

I

I

D. Physically divide an established community?
The project would not divide an established
community and would allow for new
development on a previously developed site.

E. Land uses which are not compatible with aircraft
accident potential as defined by an adopted Airport
Land Use Compatibility Plan?

The project is focated outside the adopted
Airport Influence Area of Montgomery Field.

I

NOISE — Would the proposal result in:

A. A significant increase in the existing ambient noise
levels?
A temporary increase in noise within acceptable

city thresholds would occur during standard
construction hours.

X

B. Exposure of people to noise levels which exceed the
City's adopted noise ordinance?
Interior multi-family residential noise levels are

regulated by the California Building Code, Title

I




XIL

XIII.

24. Refer to the Initial Study, Section IV,
Noise.

C. Exposure of people to current or future
transportation noise levels which exceed standards
established in the Transportation Element of the
General Plan or an adopted airport Comprehensive
Land Use Plan?

For a discussion on exterior noise levels refer to
the Initial Study, Section 1V, Noise

PALEONTOLOGICAL RESOURCES: Would the
proposal impact a unique paleontological resource or
site or unique geologic feature?

The project site is underiain by the Linda Vista

Formation which is of moderate sensitivity for
paleolontological resources. The proposed project
would require the excavation of approximately
2.261 cubic vards of soil at a maximum depth of 2.4
feet which would not exceed the Development

Services Department significance determination

threshold for formations of moderate sensitivity for

paleontological resources (2000 cubic yards at a

depth of 10 feet or more). Therefore, mitigation is
not required.

POPULATION AND HOUSING — Would the proposal:

A. Induce substantial population growth in an area,
either directly (for example, by proposing new
homes and businesses) or indirectly (for example,
through extension of roads or other infrastructure)?
The proposed project would result in the
development of 412 multi-family dwelling units.
Refer to the Initial Study, Section IV, Land Use.

B. Displace substantial numbers of existing housing,
necessitating the construction of replacement
housing elsewhere?

No residential development currently exists on
site.

C. Alter the planned location, distribution, density or
growth rate of the population of an area?

The project could result in a minimal increase in the
population through the development of multi-family

residential development. Refer to the Initial Study,
Section IV, Land Use

10
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Yes Maybe No

XIV. PUBLIC SERVICES — Would the project result in
substantial adverse physical impacts associated with the
provision of new or physically altered governmental
facilities, need for new or physically altered governmental
facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for any of the public services:

b

A. Fire protection?
The project site would be served by existing fire
department facilities.

[

B. Police protection?
The project would be served by existing police
department facilities.

C. Schools?
The project would be served by existing public
schools.

>

D. Parks or other recreational facilities?
The project would be served by existing
recreational facilities. Recreational facilities
would also be provided on-site.

>

E. Maintenance of public facilities, including roads?
The proposed project would not generate a
significant need for increased maintenance of
such facilities.

A

[

F. Other governmental services?
N/A

XV. RECREATIONAL RESOURCES — Would the proposal result in:

A. Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial physical
deterioration of the facility would occur or be
accelerated?

The project would be required to contribute
Development Impact Fees to satisfy population-
base park and recreation facilities requirements,
and would provide recreation facilities on-site,

[

11



XVL

B. Does the project include recreational facilities or
require the construction or expansion of recreational
facilities which might have an adverse physical
effect on the environment?

Please see XV-A above.

TRANSPORTATION/CIRCULATION — Would the proposal
result in:

A. Traffic generation in excess of specific/
community plan allocation?
The project would be consistent with the
adopted community plan,

B. An increase in projected traffic which is substantial in
relation to the existing traffic load and capacity of the
street system?

The street segments and intersections within the project
area will operate at acceptable levels of service. Refer to
the Initial Study, Section IV, Transportation.

C. An increased demand for off-site parking?
Required parking would be provided.

D. Effects on existing parking?
The project would provide all required parking,

E. Substantial impact upon existing or planned
transportation systems?
The project would include roadway

improvements. Refer to the Initial Study,
Section 1V, Transportation.

F. Alterations to present circulation movements
including effects on existing public access to
beaches, parks, or other open space areas?

Project implementation would not negatively
affect existing circulation in the project vicinity
or access to public areas.

G. Increase in traffic hazards for motor vehicles,
bicyclists or pedestrians due to a proposed, non-
standard design feature (e.g., poor sight distance or
driveway onto an access-restricted roadway)?

The project would be designed to be in
conformance with existing traffic standards.

12
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Yes Maybe No

H. A conflict with adopted policies, plans or programs
supporting alternative transportation models (e.g.,

bus turnouts, bicycle racks)? . _ X
The project would be consistent with all adopted
plans and policies.
XVII. UTILITIES — Would the proposal result in a need for new

systems, or require substantial alierations to existing

utilities, including:

A. Natural gas? . . =X
Adequate services are available to serve site.

B. Communications systems? . . X
Adequate services are available.

C. Water? . . x
An adequate water supply is available.

D. Sewer? . . P
Adequate sewer facilities would be available.

E. Storm water drainage? - _ X
Best Management practices would be incorporated
into the project.

F. Solid waste disposal? _ _ xX
Mitigation required. See Initial Study.

XVIIL. WATER CONSERVATION — Would the proposal result in:

A. Use of excessive amounts of water? _ __ x
The proposed project would not result in the use
of excessive amounts of water.

B. Landscaping which is predominantly non-drought
resistant vegetation? . . X

Landscaping and irrigation would be in
compliance with the City’s Land Development

Code,

XIX. MANDATORY FINDINGS OF SIGNIFICANCE:

A. Does the project have the potential to degrade the
quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or

13



wildlife population to drop below self sustaining
levels, threaten to eliminate a plant or animal
community, reduce the number or restrict the range
of a rare or endangered plant or animal, or eliminate
important examples of the major periods of
California history or prehistory?

Solid waste mitigation required to reduce

impacts to below a level of significance.

. Does the project have the potential to achicve
short-term, to the disadvantage of long-term,
environmental goals? (A short-term impact on the
environment is one which occurs in a relatively
brief, definitive period of time while long-term
impacts would endure well into the future.)

The project would incrementally contribute to

the achievement of long-term goals related to

solid waste.

. Does the project have impacts which are
individually limited, but cumulatively considerable?
(A project may impact on two or more separate
resources where the impact on each resource is
relatively small, but where the effect of the total of
those impacts on the environment is significant.)
Impiementation of the project’s solid waste
mitigation and adherence to the City’s

Stormwater Standards would preclude a
considerable contribution to cumulative

impacts.

. Does the project have environmental effects which
would cause substantial adverse effects on human
beings, either directly or indirectly?

The site may contain contaminated soil.

Mitigation conditions would reduce potential
impacts to below a level of significance.

14
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INITIAL STUDY CHECKLIST

REFERENCES

Aesthetics / Neighborhood Character

City of San Diego General Plan.

Community Plan.

Local Coastal Plan.

Agricultural Resources / Natural Resources / Mineral Resources — N/A
City of San Diego General Plan.

U.S. Department of Agriculture, Soil Survey - San Diego Area, California, Part I and 1I,
1973.

California Department of Conservation - Division of Mines and Geology, Mineral Land
Classification.

Division of Mines and Geology, Special Report 153 - Significant Resources Maps.
Site Specific Report:

Air ~N/A

California Clean Air Act Guidelines (Indirect Source Control Programs) 1990.
Regional Air Quality Strategies (RAQS) - APCD.

Site Specific Report:

Biology

City of San Diego, Multiple Species Conservation Program (MSCP), Subarea Plan,
1997

City of San Diego, MSCP, "Vegetation Communities with Sensitive Species and Vernal
Pools" maps, 1996.

City of San Diego, MSCP, "Multiple Habitat Planning Area" maps, 1997.

15
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VIII.

Community Plan - Resource Element.

California Department of Fish and Game, California Natural Diversity Database, "State
and Federally-listed Endangered, Threatened, and Rare Plants of California," January
2001.

California Department of Fish & Game, California Natural Diversity Database,
"State and Federally-listed Endangered and Threatened Animals of California,"
January 2001.

City of San Diego Land Development Code Biology Guidelines.
Site Specific Report:

Energy — N/A

Geology/Soils
City of San Diego Seismic Safety Study.

U.S. Department of Agriculture Soil Survey - San Diego Area, California, Part I and Il,
December 1973 and Part I, 1975.

Site Specific Report: “Geotechnical Reconnaissance, Proposed Mixed Use
Development, 8593-8601 Aero Drive” (January 18, 2008} prepared by Geotecnics

Incorporated.

Historical Resources

City of San Diego Historical Resources Guidelines.
City of San Diego Archaeology Library.

Historical Resources Board List.

Community Historical Survey:

Site Specific Report:

Human Health / Public Safety / Hazardous Materials

16
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San Diego County Hazardous Materials Environmental Assessment Listing
San Diego County Hazardous Materials Management Division
FAA Determination

State Assessment and Mitigation, Unauthorized Release Listing, Public Use Authorized
1995.

Airport Comprehensive Land Use Plan.
Site Specific Report: “Phase I Environmental Assessment (ESA), 8581-8601 Aero

Drive” (January 7. 2005), and “Phase Il environmental site Assessment, 8601 Aero
Drive” (January 7, 2005) prepared by Ninyo and Moore.

Hydrology/Water Quality
Flood Insurance Rate Map (FIRM).

Federal Emergency Management Agency (FEMA), National Flood Insurance Program -
Flood Boundary and Floodway Map.

Clean Water Act Section 303(b) list.

Site Specific Report: “Preliminary Drainage Study, Palladium at Aero” (January 21,
2008) and Preliminary Water Quality Technical Report, Palladium at Aero” (January

14, 2008) prepared by Latitude 33 Planning and Engineering. o
Land Use
R

City of San Diego General Plan,
Community Plan.

Airport Land Use Compatibility Plan
City of San Diego Zoning Maps

FAA Determination

Site Specific Reports: “West Aero Drive Land Use Study. 2008 Update” prepared by
Latitude 33.

Noise

17
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XIII.

Community Plan

San Diego International Airport - Lindbergh Field CNEL Maps.
Brown Field Airport Master Plan CNEL Maps.

Montgomery Field CNEL Maps.

San Diego Association of Governments - San Diego Regional Average Weekday Traffic
Volumes.

San Diego Metropolitan Area Average Weekday Traffic Volume Maps, SANDAG.
City of San Diego General Plan.

Site Specific Report: “Noise Technical Report for the Palladium at Aero Project”
{August 19, 2008) prepared by RECON Environmental. Inc.

Paleontological Resources
City of San Diego Paleontological Guidelines.

Demere, Thomas A., and Stephen L. Walsh, "Paleontological Resources City of San
Diego," Department of Paleontology San Diego Natural History Museum, 1996.

Kennedy, Michael P., and Gary L. Peterson, "Geology of the San Diego Metropolitan
Area, California. Del Mar, La Jolla, Point Loma, La Mesa, Poway, and SW 1/4
Escondido 7 1/2 Minute Quadrangles,” California Division of Mines and Geology
Bulletin 200, Sacramento, 1975.

Kennedy, Michael P., and Siang S. Tan, "Geology of National City, Imperial Beach and
Otay Mesa Quadrangles, Southern San Diego Metropolitan Area, California,” Map Sheet
29, 1977.
Site Specific Report:
Population / Housing

City of San Diego General Plan.

Community Plan.

Series 8 Population Forecasts, SANDAG.
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XVIIL

Other:

Public Services

City of San Diego General Plan.

Community Plan.

Recreational Resources

City of San Diego General Plan.

Community Plan.

Department of Park and Recreation

City of San Diego - San Diego Regional Bicycling Map
Additional Resources:

Transportation / Circulation

City of San Diego General Plan.

Community Plan.

San Diego Metropolitan Area Average Weekday Traffic Volume Maps, SANDAG.
San Diego Region Weekday Traffic Volumes, SANDAG.

Site Specific Report: “Traffic Impact Analysis for the Palladium at Aero” (July 9, 2008)
prepared by Urban Systems Associates, Inc.

Utilities

Water Conservation

Sunset Magazine, New Western Garden Book. Rev. ed. Menlo Park, CA: Sunset
Magazine.
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1 CERTIFICATE NUMBER

000571 REQUEST 'R COUNCIL ACTION : | FORAUDTORSUSEONLY |

Ci. r OF SAN DIEGO

TO: 2. FROM (ORIGINATING DEPARTMENT): 3. DATE: . 2 10

CITY ATTORNEY Development Services Department October 23, 2008 H7
4. SUBJECT: T
Paladium at Aero |
5. PRIMARY GONTACT (NAME, PHONE, & MAIL STA) 6, SECONDARY CONTACT (NAME, PHONE, & MAIL 5TA.} 7. CHECK BOX IF REPORT TO COUNCIL IS ATTACHED
John S. Fisher, 446-5231 Mike Westlake, 446-5220 O

. B.COMPLETE FOR ACCOUNTING PURPOSES

FUND 9, ADDITIONAL INFORMATION / ESTIMATED COST:
DEPT. 1300 No cost to the City. All costs are
ORGANIZATION 1672 recoverd through a deposit account
OBIECT ACCOUNT 4038 funded by the applicant.
JOB ORDER 430248
C.1P. NUMBER .
AMOUNT

10. ROUTING AND APPROVALS

ROUTE APPROVING ) DATE ROUTE APPROVING DATE
" AUTHORITY APPROVAL SIGNATURE SIGNED " AUTHORITY APPROVAL SIGNATURE SIGNED

1 |ORiG.DEPT KELLY BROUGHTON~ M ()Q/Z,m . /0[2({/;{;7 s [DEPUTY CHIEF WILLIAM ANDERSON ,@_4747’;,, en O/J 4 0%
1 |eAs . | MARTHA BkAW /ﬂ/Z‘J/ﬁB » J

3 |PLANMING MARY meMM M&(M’ o hfl IO{ 0 [Ty ATTORNEY ) )
<y 7 1
4 |zcoeExemPT, PER I |ORIG. DEPT MIKE WESTLAK . > . h i
MEMO DATED 5/9/95 ' NN {eleu iy

s ' DOCKET COORD: ___ _ COUNCIL LIUSON
COUNCIL
‘ : / poouwct O spos O consent O avopTioN
! . [ Rrerer TO: COUNCIL DATE:
11. PREPARATION OF: RESOLUTIONS Bd CRDINANCE(S) [J AGREEMENT(S) [J DEED(S)

1. Council resolution centifying the information contained in Project No. 148904 has been completed in compliance with the California
Environmental Quality Act and State CEQA Guidelines, and that said Mitigated Negative Declaration No. 148904 reflects the
independent judgment of the City of San Diego as Lead Agency, stating for the record the final Mitigated Negative Declaration has
been reviewed and considered prior to approving the project, adopting the Mitigation Monitoring and Reporting Program.

Council ordinance adopting a rezoning of 9.32 acres located at 8655 Aero Drive from [P-2-1 Zone to RM-3-9 Zone.
Council resolution approving a General Plan Amendment and Kearny Mesa Community Plan Amendment No. 524638.

Council resolution approving Vesting Tentative Map No. 524641 and Public Right-of-Way Vacation No. 524640,

th o W R

Council resolution approving Site Development Permit No. 524637.

11A. STAFF RECOMMENDATIONS:

Approve the Ordinance and Adopt the Resolutions

CM-1472 MSWORD?ﬁDZ (REV. 200B-10-23}



000572

12. SPECIAL CONDITIONS (REFER TO A.R. 3.20 FOR INFORMATION ON COMPLETING THIS SECTION.)

COUNCIL DISTRICT(S): 6

COMMUNITY AREA(S): KEARNY MESA

ENVIRONMENTAL IMPACT: THE CITY OF SAN DIEGO AS LEAD AGENCY UNDER CEQA HAS COMPLETED MITIGATED ;
NEGATIVE DECLARATION NO. 148904, DATED JANUARY 19, 2008, AND MITIGATION,

MONITORING, AND REPORTING PROGRAM COVERING THIS ACTIVITY.

HOUSING IMPACT: THE PROPOSE PROJECT WOULD CREATE 412 RESIDENTIAL DWELLING UNITS AND 5,190 SQUARE
FEET OF COMMERCIAL SPACE ON A 7.52 ACRE SITE. ‘

INSTRUCTIONS TO THE CITY CLERK:

1 PUBLIC NOTICING IS REQUIRED.

2 RETURN COPIES OF EACH RESOLUTION AND PERMIT TO JOHN S. FISHER, MS 302 AND A COPY OF THE
COMMUNITY PLAN AMENDMENT RESOLUTION TO MARY WRIGHT, MS 5A.

3 COUNCIL ACTION REQUIRES A MAJORITY VOTE.

4 THE VESTING TENTATIVE MAP AND STREET VACATION IS BEING PROCESSED IN ACCORDANCE WITH SDMC
125.0450 AND LCD 125.0430, THE SDP IN ACCORD WITH 126.0501, AND THE PLAN AMENDMENT IN ACCORD WITH

122.0101.
o
o
h .. .
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0003573 | EXECUTIVE SUMMARY SHEET

DATE REPORT ISSUED: ' REPORT NO.: PC-08-125

ATTENTION: Council President and City Councit

ORIGINATING DEPARTMENT: Development Services Department
SUBJECT: Palladium at Aero, PTS# 148904

COUNCIL DISTRICT(S): 6

STAFF CONTACT: John S. Fisher, 446-5231

REQUESTED ACTION:

A Rezone, General Plan and Kearny Mesa Community Plan Amendment, Public Right-
Of-Way Vacation, Vesting Tentative Map and Site Development Permit to develop 412
apartment units and approximately 5,190 square feet of retail development on a 7.52 acre
site located at 8655 Aero Drive within the Kearny Mesa Community Plan.

STAFF RECOMMENDATION:
1. Certify Mitigated Negative Declaration 148904, and Adopt the Mitigation
Monitoring and Reporting Program; and

2. Approve Rezone No. 524639, General Plan and Kearny Mesa Community Plan
Amendment No. 524638, Public Right-Of-Way Vacation No. 524640, Vesting
Tentative Map No. 524641, Site Development Permit
No. 524637. :

EXECUTIVE SUMMARY:
The General Pian and Kearny Mesa Community Plan Amendment would designate the site for
multiple family unit residential use. The site, located immediately south of Montgomery Field

" along Aero Drive, is adjacent to commercial, industrial and residential uses. The 7.52 acre site is
at 8655 Aero Drive within the existing IP-2-1 Zone (proposed RM-3-9 Zone) of the Kearny
Mesa Community Plan.

The proposed Palladium at Aero project would demolish the existing structures and
develop a 412 apartment unit project with 5,190 square feet of retail development on a
7.52 acre site located at 8655 Aero Drive within the Kearny Mesa Community Plan.
Forty-two units of the proposed 412 apartment units, or ten percent of the total dwelling
units provided, would be set aside as affordable to persons earning no more than sixty-
five percent of the area median income. The project would add to the availability of
affordable work-force housing in the community and in the City at large. The project
proposes two deviations: 1) to allow installation of photovoltaic panels on structures on
the roof deck of the parking garage to generate electricity and to shade the parking
structure roof deck in hieu of planting trees in containers on the deck, and 2) to deviate
from the street side yard setback along Aero Drive to allow a setback of thirty feet rather
than forty-six feet six inches. '

FISCAL CONSIDERATIONS:
No fiscal impact. All costs associated with the processing of the application are
recovered through a deposit account funded by the applicant. '

PREVIOUS COUNCIL and/or COMMITTEE ACTION:
None.




OO O57§OMMUNITY PARTICIPATION AND PUBLIC OUTREACH EFFORTS: -
The Kearny Mesa Community Planning Group voted, on September 17, 2008, 7:1:1 to approve
the proposed actions. On September 18, 2008 the Serra Mesa Planning Group voted 10:1:0 to
recommend denial. On October 16, 2008 the Planning Commission heard public testimony and
discussed the project. The Commission continued the item to October 23, 2008 to allow the
applicant time to revise the project design. On October 22, 2008 the Serra Mesa Planning Group
voted a second time 5:2:0 to recommend denial.

Per the Commissioner’s October 16™ suggestions, the applicant revised the design which
reduced the height of the building to eliminate the request for a height deviation, revised the Site
Plan to open some of the courtyards to the street by creating visual and physical connections to
the sidewalk, relocated the pool from the west to the east side of the site, and added photovoltaic
panels to structures on the roof deck of the parking structure. Along the west elevation the
building was revised to increase architectural interest by adding balconies and patios, created two
architectural styles, and opened an interior courtyard to the west. Along the east elevation the
building was lowered from four to three stories and lowered to two stories at the southeast
corner, created two architectural styles by the use of detailing, and opened an interior courtyard
to the sidewalk along Sandrock Road. Along the north elevation the building was altered to
visually open an interior courtyard to the Aero Drive stdewalk. The south elevation was not

_altered. The applicant also proposed evergreen and deciduous tree species for the plant palette
along the southerly property line with an undulating tree placement to avoid a linear line of trees.
On October 23, 2008 the Planning Commission again heard the item and took public testimony
in favor and in opposition. At the conclusion of public testimony and discussion by the

Carmmeiant th nida et ainfP o o At +
OIS 510TICTS, Uil Commission made & motion to move staff’s recommendation a and to direct

staff and the applicant to continue to improve the content of the Urban Design, Streetscape and
Streetyard Guidelines for Aero Drive. The improvements would address: entry points into
Kearny Mesa and Serra Mesa communities; irrigation and plant palette coordination to assure
compatibility; no monoculture tree species along Aero Drive to assure viability, health, interest,
walkability and pedestrian experience. And lastly, medians in the right-of-way less than seven
feet wide should explore materials more agreeable to the environment other than concrete and
medians fourteen feet in width should integrate the design of the median and parkway planting to
slow traffic to create a safer environment. The motion passed by a vote of 4:2:0.

KEY STAKEHQLDERS: Westcore Sandrock, LLC

Kelly Broughton William Anderson
Director, Development Serv1ces Department Deputy Chief Operating Ofﬁcer.
- Executive Director of City Planning
and Development

%M%a/ ;éuée%; Baghbrr Lz L ey £,
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1. Report to Planning Commission PC-08-125
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DATE:
TO:
FROM:

SUBJECT:

THE CiTy OF SANDEGO
MATOR JERRY SANDERS

MEMORANDUM

October 10, 2008
City of San Diego Planning Commission
John S. Fisher, Development Services Department

Item 9, Planning Commission hearing of October 16, 2008, Palladium at Aero
Report to Planning Commission PC-08-125, Attachment 15

Unfortunately the insertion of attachment numbers for the attachments referenced in Attachment
15 were not completed at the time the report was printed. Attached to this memorandum you will
find the completed Attachment 15 with the insertion of all other attachment numbers cited
therein according to the numbering assigned in the Report to Planning Commission PC-08-125.
Also provided is a specific attachment (Attachment A-1) which is referenced in Attachment 15
only. Staff regrets the error and trusts you will find this information useful.

Thank you.

JSF/ps



Attachment 15

000576

Planning Commission Initiation Issues

The General/Community Plan Amendment was initiated by the Planning Commission on
April 20, 2006. At the meeting, several issues were identified for future analysis.
Planning Commission issues and staff responses are outlined below.

1. Issue: The impact bf the proposed changes to Montgomery Field Airport Land Use
Compatibility Plan on a land use change for the site.

.The project site is located outside of the adopted Airport Influence Area (AlA) of

- Montgomery Field. Therefore, Airport Land Use Commission {ALUC) has confirmed
that a consistency determination with the ALUCP is not required. A new ALUCP for
Montgomery Field is in process and could be adopted by the ALUC at the end of this
year or early next year. Since the permit application for the proposed project was deemed
complete by the City prior to adoption of the new ALUCP, the project would not be
subject to the new plan. However, based on the current draft ALUCP maps and
compatibility criteria, the project would be considered compatible for aircraft noise and
safety. The project was also submitted to the Federal Aviation- Administration (FAA) for
their review. The FAA concluded the proposed structure would not exceed obstruction
standards and would not be a hazard to air navigation. A No Hazard o Air Navigation
Determination was issued by the FAA on November 15, 2007.

2. Issue: The impact of the proposed development on surrounding industrial users.

According to the City of San Diego General Plan, Economic Prosperity Element, Figure
EP-1: Kearny Mesa, the subject property is designated as “Other Industnial Land,” not
Prime Industnial Land. Since the proposed project is not in close proximity to Prime
Industrial lands, there should be no impact to the most significant industrial users in the
area. The majority of land uses along Aero Drive are non-industrial, commercial, retail
establishments, or institutional facilities. The site and the properties abutting Aero Drive
between Kearny Villa and Ruffin Road, except the library site, are designated for
industrial/warehouse/office land uses; however, the site abuts residential along the
southern boundary of the property. As identified in the West Aero Drive Land Use
Study, the majority of the businesses are not traditional industrial uses and some existing
industrial buildings have converted to other uses. This issue is fully analyzed in the
Collocation/Conversion Suitability Factors provided in Attachment 11.

3. Issue: The potential for including other properties with the West Aero Drive Study
area for redesignation without adding an unnecessary burden to the applicant.

The applicant agreed to update the West Aero Drive Land Use Study (Attachment 9) as
part of their project processing. The Study provides a thorough analysis of area
conditions and trends which can be utilized as a basis for future community plan
amendments and discretionary projects in the area. The study concludes that many
properties will redevelop in the short term due to existing conjoined ownership patterns,
parcel patterns, and obsolete:buildings being utilized for other than their intended
purpose. The vision section of the study recommends potential future land uses and
concludes that institutional uses are most likely to locate in the western area and
additional multifamily uses may locate to the eastern portion of Aero Drive west of the



0 0 05 7 | ' Attachment 15

library. In the center of the study area, a transition area of mixed uses consisting of
multi-family residential, office, and some retail is recommended. Actual redesignations
of land uses could occur incrementally as these properties redevelop.

4. Issue: An analysis of the appropriate residential density and land use designation for
the subject property:

See response to #5.

5. Issue: Staff should further define whar type of mixed uses will be proposed for the site
- as well as for the overall area.

The project proposes a primarily residential development with 412 dwelling units. In
addition, 5,190 square-feet of ancillary retail space would be incorporated into the
project. The retail space could accommodate small retail establishments such as a coffee
shop with outside seating, sundry store, restaurant, or community service providers.
Small commercial retail uses not currently permitted by the RM-3-9 zone would be
permitted as part of the approved plans. The commercial space would primarily serve the
residents within the proposed project, but could also serve office tenants in the immediate
area. -

Because the original plan amendment initiation request was for a mixed-use project and

the current proposal represents a residential project (with ancillary commercial uses), city
staff requested that the applicant provide a market analysis for various mixed-use,
commercial/office, and residential development scenarios (See Attachment 10). The
overall conclusions of the Palladium Project Market Feusibility Study (Attachment 10)
state that the site is not suitable for retail commercial development due to lack of access
to the site, weak economic and demographic conditions, poor regional access, and that
the development of office or retail yields land values that are not financially feasible for
the site due to expected market rents. The study further concluded that the applicant’s
proposal is the only feasible redevelopment scenario for the site because scenarios with
greater retail will require a retail anchor thereby reducing the amount of residential
development for the site.

Economic Development staff provided comments on the study (Attachment A-1) stating
that weak economic conditions and the existence of a truncated market area could impede
the development of a grocery-anchored retail project. However, there is market support
for some mix of retail establishments in addition to the residential units which could
include convenience retailers, fast food, other restaurants, and service sector
establishments. The mix of retail uses could capture the existing sales leakage in the
area,

As a residential proposal, the project maximizes unit yield via the request for a high-
density residential designation (45-74 du/ac). Because there are single-family residential
uses adjacent to the site, a medium density (30-44 du/ac) would have posed fewer
compatibility issues than the current request. As previously stated, these issues were
addressed through a vanety of design solutions. However, the applicant states that a
lower density project is not financially feasible and although the financial feasibility of
various development scenarios is addressed in the study, the feasibility of any specific
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project at any given time is subject to a myriad of factors including project phasing and
changing market conditions.

Potential development scenarios for the entire area are provided in the West Aero Drive
Land Uses Study as stated in issue #3 above.

6. Issue: Incorporation of an affordable housing component one-site, in order to satisfy
the City's Inclusionary Housing Ordinance.

The project would conform to the Inclusionary Housing Ordinance and Council Policy
600-27 criteria for the Affordable/In-Fill Housing Expedite Program by providing 10% or
42 units of affordable housing on-site. The proposed rental units would be restricted
through an agreement with the Housing Commission. The remaining 370 market rate
units as well as the 42 restricted units would be providing much needed work force
housing in the Kearny Mesa area.

7. Issue. Incorporation of a variety of residential unit types within the project.

The project proposes 412 stacked-flat distributed between several unit types. The unit
types range in size from 670 to 1,350 square feet. There would be 211 one bedroom units
{5 types) 189 two bedroom units (six types) and 12 loft units (4 types). Many units
would have balconies and those on the ground floor of the south side would have patios
that open to courtyards.

8. Issue: Creation of a new neighborhood to ensure integrared site design, building
orientation and architecture which will be compatible with surrounding development and
will encourage pedestrian activity and transit usage:

The area surrounding the project site includes a variety of land uses and architectural
types. The project design includes three architectural types which are intended to
integrate with the surrounding community and add interest and diversity to the site. The
project’s building placement along Aero Drive is consistent with other buildings along
Aero Drive. With single-family homes adjacent to the southern boundary of the project
site, an additional setback would be provided along that boundary. In addition, the
architecture adjacent to the southern property line would include 2, 3 and 4 story
elements to reduce the scale of the building. The 2 and 3 story elements of the building
would observe a minimum fifty-foot setback , and the units would be oriented east-west
to strengthen the privacy of the neighbors. The 4 story element of the building would
vary from a minimum setback of seventy-five feet and would orient east-west. Building
facades have been designed to provide vertical and horizontal relief using color, materials
and architectural styles in order to reduce the apparent scale of the building.

The Urban Design, Streetscape and Streetyard Guidelines for Aero Drive proposed as
part of the Community Plan Amendment (Attachment 8) provide for more pedestrian-
scale design and amenities along the six-lane major roadway. The enhancement of the
corridor includes facilities and amenities in the public right-of-way which include canopy
and accent street trees, pedestrian-scaled lighting and additional pedestrian-scaled
landscaping both within the public right-of-way and transitioning to project streetyard
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and entries. A gateway pedestrian plaza is recommended on the corner of Aero Drive and
Kearny Villa Road. Finally, minimum ten-foot-wide sidewalks are recommended along
Aero Dnive to accentuate the pedestrian connections between the properties. Two rows
of street trees, one row in tree grates partially extended into the sidewalk, would enhance
the pedestrian experience.

The project itself, as currently designed, only provides pedestrian connections through
the site for the project residents due to security issues. The project includes ten-foot wide
non-contiguous sidewalks with a five-foot landscaped parkway with landscaping along
Sandrock Road and Aero Drive to promote pedestrian activity. The project also includes
several connections from the building to the street as well as dwelling units facing the
street. On the southern side of the property, neighbors to the south have indicated a
desire to limit activity to protect their privacy. Therefore, pedestrian access would be
limited to residents and focused on passive courtyards. The site is in close proximity to
two bus stops and Aero Drive is designated as a Class 2 Bikeway and as such, a five-foot-
wide bike path is provided an Aero Drive.

9. Issue: Vehicular, pedestrian and bicvele access into and within the subject property, in
particular, maximizing walkability and establishing pedestrian linkages to and from the
site to surrounding development:

See response to #8.

10. Issue: Pedestrian connections on-site and within the community to reduce the overall
need for auto dependence:

See response to #8.

11 Issue: Analvze the potential for improved pedestrian connections on the site us well
as through the West Acro Drive Study area.

L3

See response to #8.

12. Issue: Traffic impacts resulting from the proposed development along with any
associated improvements.

A “Traffic Impact Analysis for The Palladium at Aero” (July 9, 2008) was prepared for
the project by Urban Systems Associates, Inc. The report indicated that the street
segments and intersections within the project study area with and without the project,
including segments of Aero Drive and Sandrock Road, currently and in the near term
(2030} will operate at acceptable levels of service. As part of the project, a signalized
main driveway approximately 600 feet west of Sandrock Road would be constructed, the
castbound left turn lane on Aero Drive at the Sandrock Road intersection would be
lengthened, the Aero Drive/Sandrock Road intersection would be modified to remove the
eastbound free nght turn island and provide a separate nght turn only lane of
approximately 550 feet in length, and a street reservation or right of way dedication
would be provided to accommodate a third eastbound lane along the Aero Drive project
frontage.
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13. Issue: Availability of public services and facilities to support increases in residential
intensity. This would include an analysis of adequate school, park, and library facilities,
as well as fire and police services to serve the proposed land use changes.

Public facilities and services are available to serve the project. A full discussion
regarding the availability of public services and facilities is provided in the West Aero
Drive Land Use Study pages 2 through 6 (Attachment 9). As of April 29, 2008 the
potential student generation from the project is expected to be between 19 and 35 (K-12)
students. Project students would attend Angier and Wegeforth Elementary Schools
located Y2 mile from the project site, William Taft Middle School one mile from the site
and Kearny High School 1.5 miles from the project site. The San Diego Unified School
Distnict has indicated that payment of school fees pursuant to SB 50 will be required and
adequate school facilities will be available to serve the students generated by this project.

" The project site is located in close proximity to existing neighborhood parks in the Serra
Mesa Community. Prior to i1ssuance of any building permits, the applicant would make a
contribution of $4,503,050 in lieu of the park portion of the Kearny Mesa Development

" Impact Fee to satisfy the project’s 2.03 acre population-based park requirement.

The Serra Mesa-Kearmny Mesa Branch Library is located just east of the project site at
9005 Aero Drive. It has served residents from both communities since it opened in
December 2006, In addition, the applicant will be required to contribute $187 per
dwelling unit and $187 per every 1,000 square feet of non-residential development as
their fair share contribution toward Fire services in the Kearny Mesa community. The
nearest police slation is just east of the project site at 9225 Aero Drive. Response times
are indicated in the environmental document and the project would be adequately served
by public services and facilities.

14. Issue: Evaluation of site constraints related ro hazardous materials.

There are no site constraints related to hazardous materials. The Mitigated Negative
Declaration provides detailed information regarding the clean-up of potential hazardous
materials adjacent to this site, In addition, an adequate distance separation of 1,000 feet
is provided between the presence of a aviation gasoline dispensing facility on
Montgomery Field and future residents of the project. Please refer to the West Aero
Drive Land Use Study (Attachment 9), and the Collocation/Conversion Suitability
Factors, Separation of Uses (Attachment 11) for further information.
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CITY OF SAN DIEGO
MEMORANDUM

DATE: Julty 14, 2008

TO: John Fisher, Development Project Manager i

FROM: Russ Gibbon, Business Development Manager, Economic Development
Division

SUBJECT:. Westcore — Palladium Project — Market Feasibility Study — EDD Review

Thank you for giving us the opportunity to review and comment on the studies prepared
by CBRE Consulting for Westcore Properties in connection with the latter's proposat to
re-zone and redevelop a 7.7 acre industrial site in Kearny Mesa. Our initial review
concludes that the studies were prepared using conventional methodologies and sound
analytical approaches. The input data appears to be accurate and reasonable, although
we do not necessarily agree with some of the assumptions in the market study which in
turn have a significant bearing on the resultant feasibility analysis. We generally agree
with the conclusions reached by CBRE Consuiting, but feel that they generally tend to
underestimaie the site's potential attractiveness to a broad range of retailers at least in
the longer term. However, we would agree with CBRE that in the short term, the site is
less than ideal for a traditional supermarket-anchored retail strip center and that in the
current real estate market a residential apartment project may be the most feasible from
a development standpoint.

Site Analysis

CBRE regards the site's central location as an “opportunity,” presumably for both
commercial and residential development. The 35,000 nearby employees in the area are
however regarded as an opportunity only for residential demand. Presumably the
employment base would also contribute to retail demand, but this is not stated.

On the “constraints” side, we feel CBRE is generally correct in identifying the softening
retail market {possibly short to medium term) as an impediment to development of new
retail space. CBRE is also correct in identifying Montgomery Field Airport as causing a
“truncated trade are” which would also limit, to some degree, the attractiveness of the
site for community-serving retailers, especially grocers, noting also that the site, at 7.5
acres is not large enough for a “traditionat 100,000 square foot grocery-anchored _
shopping center.” CBRE claims that there is “no off-ramp from 1-805 or SR 163 to Aero -
Dr.” While technically true, the logical access for Aero Dr from the west would be the
off-ramps at Mesa College Dr. and Kearny Villa Dr. From the 15 FWY direct off-ramps
are provided.
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Demographic Analysis

The demographic analysis provides the necessary information to analyze the different
commercial and residential scenarios contemplated. The data is from Claritas, a well-
renowned source for demographic and especially consumer data.

Real Estate Market Analysis

Office Market

CBRE notes the softening of demand for office space and that the location is “not a
Class A location due to its location adjacent to the airport and singie family residential.”
The office market is indeed soft, and landlords are reportedly making significant
concessions to attract and retain tenants. This market condition may persist for some
time and coupled with other factors would make financing new office space difficult.
However the location is probably as good as any in Kearny Mesa, and could certainly
support new medical offices at some point in the future due to the recent expansions of
the nearby Kaiger and Children’s hospitals. CBRE ig quite corract in noting that, in the
short term at least, the site would face severe competition from high-visibility projects
such as the Sunroad and Sudberry projects underway. These two projects alone will
add well over 1 million square feet to the now-struggling office market '

Retail Market

CBRE analyzed retail trends for both the San Diego market and the “West San Diego
Beach” submarket and concluded that while generally pretty solid, the weakness in the
nation’s retail sector had already begun to translate into stagnation in the retail real
estate market. While noting that the submarket was generally outperforming the San
Diego market as a whole, negative net absorption was still a problem at least in terms of
its impact on lease rates for less well-located shopping centers.

Rental Apartment Market

Here again CBRE compared the San Diego market to the local submarket — refered to
as the “Clairemont/Linda Vista/Mission” submarket. The authors found that for “Class
A" apartments the market is holding steady with vacancy rates “between 4 and 5
percent, which is a sign of a healthy market.” We tend to agree as even with severe
problems in the for-sale market for condos and single family homes, San Diego still
suffers from an excess of demand over supply for housing generally. This would be
particularly the case for the longer term when housing prices eventually firm up.
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Retail Supply and Demand Analysis

The “Retail Supply and Demand Analysis” study is well prepared and utilizes
conventional methods to assess the future market demand in the Serra mesa area and
the ability of the potential retail tenants to capture a significant amount of that market
share. The center's market is appropriately (in our view) divided into a "Trade Area”
(1/2 mile radius around the subject site) and an “Trade Area Vicinity” (1 mile radius
around the subject site). Both are depicted on Exhibit V-3. The “Trade Area”
apparently includes a future projected population of 3,423 people in 2012 and an
existing population of 3,316 in the 92123 zip code. The “Trade Area Vicinity” includes a
much larger future projected population of 16,964 and an existing population of 16,051
mostly also within the 82123 zip code.

Among the key findings is that the site’s potential “trade area is leaking resident
expenditures in the general merchandise and apparel stores, grocery store, and eating
and drinking places categories.” However, CBRE concludes that the access and land
area constraints would inhibit the site’s development for more regional serving retailers,
and the site’s truncated trade area and demograghic profile would inhibit its
development for community-serving retailers such as grocery stores. We agree with
this conclusion in part because of the failure of the grocery-anchored shopping center
formerly known as “Mission Village" which occupied a trade area not truncated by the
airport. This center apparently failed due to the deveiopment of new larger centers at
Stonecrest and in nearby Mission Valley.

Accordingly it is clear that supportable retail uses at the site are likely to be vehicles
sales and service (not analyzed pursuant to agreed limited scope of this study) and
those categories noted above as having a leakage of approximately $15 million for the
half-mile radius trade area or the approximately $105 million ieakage from the 1-mile
trade area. We agree that a 100% retail shopping center would suffer from the
constraints noted above and that it would be difficult for a developer to obtain financing
for such a center even in time when the retail sector is more robust. This pretty much
leaves free-standing regional-serving retailers as one option and retailers operating
from a residential-retail mixed use development as the other.

Financial Feasibility Analysis

We requested that this section be included in the scope of the study to provide
additional information to decision-makers. However, city staff does not possess the
necessary expertise to adequately evaluate the development feasibility of the different
development scenarios. Development feasibility requires a detailed and thorough
knowledge of acquisition costs, construction costs, current financing structures, final
valuations, holding and exist strategies, and other factors well beyond economic and
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real estate market analysis. Furthermore, what may be “feasible” for one developer
may be “infeasible” for another because commercial lenders will offer different rates and
require greater or lesser amounts of equity depending on the financial strength of the
developer and other risk factors (e.g. what is “feasible” for Westfield may not be
“feasible” for Westcore). Therefore we offer no comment on this section of the report
other than that it appears to follow a fairly logical and complete methodology and that it
appears to be consistent with others we have seen.

Conclusion

Overall, CBRE Consulting appears to find that the most feasible redevelopment options
for the site are residential (multi-family rental units), residential with ancillary retail, and
residential-commercial mixed use (multi-family rental units + retail establishments). This
conclusion is largely predicated on the current weakness in the retail frade and service
sectors which has undermined the retail and office real estate markets. Even looking at
the longer term, the site's truncated trade area would likely impede the development of
a grocery-anchored neighborhood-serving shopping center. With the possible
exception of medical offices, the site is less than ideally suited for office deveiopment
due to lack of freeway visibility, always an important factor. The pricing and availability
of financing (or lack thereof) appears to be a significant factor in the feasibility analysis
for all types smaller scale commercial development.

However CBRE did not present any evidence to rule out the attractiveness of the site to
retailers generally, which could be accommodated in an un-anchored strip center or a
series of free-standing retail stores or restaurants. In fact CBRE found that "Each of
these store types [consumer goods, food, beverage, foodservice, drinking place eic.]
were “failing to capture more than 50 percent of its residents' expenditures” This would
suggest that one or more well-designed, well-managed stores, restaurants, or taverns
could succeed at this site.

Overall, Kearny Mesa continues to benefit from low retail vacancy, which according to
Voit Commercial’s 2"* Quarter 2008 market report is stable at 2.2%. This vacancy
compares favorably to the "Central Suburban” sub-market rate of 2.5% and the county-
wide average of 3.2%. Our site visit to the Serra Mesa Shopping Center {(anchored by
CVS Pharmacy) indicated no vacancy at all, no vacancy at the few free-standing retail
stores on Sandrock Dr., and only two small vacancies at the Sandrock Plaza directiy
across the street on Aero Dr.

Thus our overall conclusion is that there is market support for some mix of retail

establishments in addition to muiti-family rental units. Given the demographics of the
trade area (mostly wage-earning and military families) the most sustainable mix wouid
include convenience retailers, “fast food" drive-ins, taco shops, pizza places, or value-
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oriented restaurants (e.qg. Sizzler Steak House, Souplantation, Boll Weevil etc.). Some
service sector establishments such as nail and hair salons, dry cleaners, credit unions
etc. may also find the site attractive given the lack of vacancy in the area. Essentially,
the retail mix would probably have to include establishments which serve the full 1 mile
trade area (residents and area employees) from which $105 million in sales is leaking
according to CBRE. Current financial feasibility may require a mixed use and/or
phasing scenario in which the residential units are constructed and rented first in order
to generate sustainable demand for the retail and service-sector establishments. As to
the amount of retail which is supportable and the exact product type (e.g. vertical mix or
horizontal mix) this too depends on development timing, the financial strength of the
developer, the extent to which a phasing plan is possible or proposed, and other factors
such as the allowable land uses per the ultimate zoning and permit approvals.

Please feel free to contact me with any questions. (619) 236-6350

Russ Gibbon
Business Development Manager

RG

cc:  Jean Cameron, Senior Planner, City Planning & Community Investment Dept.
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REPORT TO THE PLANNING COMMISSION

DATE ISSUED: October 9, 2008 REPORT NO. PC-08-125
A;I‘TENTION: Planning Commission, Agenda of October 16, 2008
SUBJECT: PALLADIUM AT AERO - Project No. 148904. Process 5
OWNER/

APPLICANT: Westcore Sandrock, LLC (Attachment 24)

SUMMARY

Issue(s) - Should the Planning Commission recommend Council approval to demolish
existing industrial buildings to develop 412 apartments with 5,190 square feet of retail
space on a 7.52 acre site located at 8655 Aero Drive in the Keamy Mesa Community Plan
area?

Staff Recommendation:

1. Recommend City Council Certify Mitigated Negative Declaration 148904, and -
Adopt the Mitigation Monitoring and Reporting Program; and

2, Recommend City Council Approve Rezone No. 524639, General Plan and
Keamy Mesa Community Plan Amendment No. 524638, Public Right-Of-Way
Vacation No. 524640, Vesting Tentative Map No. 524641 and Site Development
Permit No. 524637.

Community Planning Group Recommendation - The Kearny Mesa Planning Group
voted, on September 17, 2008, 7:1:1 to approve the proposed actions. On September 18,
2008 the Serra Mesa Community Planning Group voted 10:1:0 to deny the project.

Environmental Review - A Mitigated Negative Declaration No. 148904 has been
prepared for the project in accordance with State of California Environmental Quality Act
(CEQA) Guidelines. A Mitigation Monitoring and Reporting Program has been prepared
and would be implemented which will reduce, to a level of insignificance, any potential
impacts identified in the environmental review process. )
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Fiscal Impact Statement - No fiscal impact. All costs associated with the processing of
the application are recovered through a deposit account funded by the applicant.

Code Enforcement Impact - None with this action.

Housing Impact Statement - The request to redesignate approximately 7.5 acres from
Industrial to Residential is being proposed to accommodate 412 residential units that are
not anticipated by the adopted Keamny Mesa Community Plan; and would therefore resuit
in an increase of the residential capacity for this community. The applicant would satisfy
the City’s Inclusionary Affordable Housing Regulations through the provision of 10% or
42 affordable units on site.

BACKGROUND

The current Kearny Mesa Community Plan designates the site for Industrial development and use
‘(Attachment 1). The current zoning of the property is [P-2-1, and is consistent with the policies
of the community plan for industrial use and development. The existing building located at 8593
Aero Drive was built in 1985, the building at 8601 Aero Drive was built in 1979 and the building
at 8581 Aero Drive was built in 1976.

The 7.52 acre project site is located immediately west of the intersection of Aero Drive and
Sandrock Road on the south side of Aero Drive in the existing [P-2-1 Zone (proposed
RM-3-9 Zone) in the Kearny Mesa Community Plan area (Attachment 2). The site borders the
Serra Mesa community plan area which is to the south. The site presently contains three separate
legal parcels and is developed with five industrial buildings, parking and landscaping
(Attachment 3). The site is not designated as being a location of prime industrial land. None of
the buildings have been determined to be historically significant and environmentally sensitive
lands are not found on or adjacent to the site. The property is neither adjacent to or within the
Multiple Habitat Planning Area. One property is currently vacant. Montgomery Field is located
north of Aero Drive. A large office complex is located on the east side of Sandrock Road.
Single family residential development is immediately south of the site on Dubonnet Street.
Within two miles of the site are schools, parks, a library, police and fire stations. Also adjacent
-to the site is a bicycle and public transportation route with bus stops.

On April 20, 2006, the Planning Commission initiated a community plan amendment process to
evaluate the proposed community plan amendment. During hearing of April 20, 2006, the
Planning Commission identified several subject areas for evaluation by City staff in the review of
the proposed plan amendment. These issue areas are discussed in the Community Plan Analysis
section of this report.
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DISCUSSION

Project Description

The proposed Palladium at Aero project would demolish the existing structures, subdivide the
property, and develop a 412 apartment unit project with 5,190 square feet of retail development
on a 7.52 acre site located at 8655 Aero Drive within the Kearny Mesa Community Plan
(Attachment 4). Should the project be approved and constructed with the proposed 412
apartment units, forty-two units, or ten percent of the total dwelling units provided, would be set
aside as affordable to persons earning no more than sixty-five percent of the area median income.
This would be achieved through the imposition of conditions of approval and an affordable
housing agreement between the owner and the San Diego Housing Commission. In addition to
the 371 apartment units available for rent at market rates, the forty-two apartments restricted
through an agreement with the Housing Commission would add to the availability of affordable
work-force housing in the community and in the City at large.

In preparation for the proposed development the existing buildings, site improvements and
landscaping would be demolished. The proposed development would also include dedication of
land for public right-of-way along Aero Drive and Sandrock Road; and physical improvements in
the right-of-way to reconfigure the intersection of Aero Drive and Sandrock Road to eliminate
the sweeping right tumn from casterly Aero Drive onto southerly Sandrock Road. A standard
right-turn 1ane would be constructed. The development would install a signalized intersection at
the project entrance from Aern Drive, approximately 600 feet west of Aero Drive and Sandrock

Road.

Proposed Deviations

The project proposes three deviations: 1) to allow the building’s northeast tower corner to exceed
the maximum height of the RM-3-9 Zone; 2) to allow an alternative to the planting of trees on
the roof deck of the parking structure in the vehicle use area; and 3) to allow the building to
observe a street side setback along Aero Drive less than required by the RM-3-9 Zone.

The RM-3-9 Zone allows a maximum height of sixty feet. The northeast corner of the proposed
building would be sixty-three feet one inch. The deviation to allow an increase of the building

* height in a specific and limited location would add visual interest to the structure and improve
the esthetics of the project in the neighborhood. The tower element in this location would
provide visual relief and architectural interest.

The deviation on the parking structure would allow the construction of shade tent structures for
all parking spaces located on the top deck of the parking structure, rather than providing trees in
raised containers to meet the tree distribution in parking lots required by the City-wide '
Landscape Regulations. The purpose of providing trees within parking lots is to shade the
pavement and thereby reduce the heat island effect of large expanses of pavement, and to
improve the aesthetics of parking lots by including living tress. Shade tent structures would
provide a superior quantity of shading on the parking structure deck when compared to living
trees in this location. Trees installed in above-ground containers on the top deck of the parking

-3
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structure would not attain a height and or breadth capable of providing an equivalent amount of
shade as would be permanently provided by shade tent structures. The shade tent structures
would also reduce the water consumption necessary to support the project.

The RM-3-9 Zone requires a street side yard setback along Aero Drive of ten percent of the lot
width or a minimum of forty-six feet six inches. The project would provide a minimum of thirty
feet. The street side yard setback along Acro Drive is consistent with other existing buildings on
Aero Drive at a minimum setback of thirty feet. In addition, a significant portion of the building
would be setback substantially more than forty-six feet six inches. The project is required to
provide a third east-bound travel lane on Aero Drive and increase the curb to property line
distance from the existing ten feet to the proposed fifteen feet. These project requirements create
the need for the set back deviation. In addition, the project would observe a fifty foot rear yard
setback on the southern property line which is forty-five feet above the minimum required by the
RM-3-9 Zone. This increase of rear yard setback would serve as a physical and visual buffer
from the adjacent single-family homes. The setback deviation along Aero Drive would inject
additional visual and pedestrian interest to the streetscape and results in the building shifting
further to the north of and away from the existing single-family neighbors on the south side of
the site. '

Staff has considered the three proposed deviations and has determined the resulting design would
be superior with the deviations than if the proposal complied with all the regulations of the

RM-3-9 Zone, as allowed through the approval of a Site Development Permit.

Sustainable Design Features

The project would include the following features to address sustainability goals:

All new buildings would be at least 10% more energy efficient than 2005 Title 24.
Installation of compact fluorescent light bulbs and other types of energy-efficient bulbs
Installation of water-conserving low-flow plumbing fixtures to increase water savings
Recycling at least 50% of all construction waste
Extensive on-site resident recycling program to divert waste from landfills
Dual-glazed, low E windows
High-performance energy-efficient HVAC
Energy Star energy-efficient appliances
Use of low VOC paints and adhesives
Provision of tile flooring and Carpet with recycled content
Use of engineered lumber for structural members reduces need for solid sawn Jumber
Use of native, non-invasive, drought-resistant planting to minimize irrigation needs

- Efficient drip irrigation system, with rain-sensors _
On-site bioswales to absorb and treat rain water collected from the rooftops, prior to
flowing into storm drain systems

¢ Pervious pavement for infiltration of rain water, which removes pollutants and recharges

ground water
o Develop an infill site with existing utilities in place

* & & & O & & & & & O ° ° @
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éompact, efficient development with pedestrian access proximate to neighborhood
services/resource and employment opportunities .

» Reduced surface parking footprint by building tiered structure

¢ Located along Public Transit path, bicycle and pedestrian oriented

Architectural Design

- The project proposes a two, three and four story building style where the dwelling units surround
an above grade parking structure (Attachment 5). This style of design is commonly referred to as
a wrap design. The design of the northern fagade along Aero Drive is divided into three
architectural styles to visually reduce the building’s dimensional length, provide architectural
interest and articulation. These styles are a blend of contemporary and modern expressions.
Horizontal articulation is accomplished by varying the footprint of the building on the ground
and through multiple planes in the building fagade. Verticality of the building is expressed
through differing roof heights and the variation of sloped and flat roof elements. Along the
northern elevation and beginning at the northwest fagade, Style One ranges in height from forty-
six feet six inches to fifty eight feet nine inches. This portion of the building utilizes vertical
elements more predominantly and includes sloped and curved roofs. The middle portion of the
Aero Drive fagade, Style 2 ranges in height from forty-nine feet seven inches to fifty nine feet.
This segment of the building would display a more dominant horizontal and symmetrical
appearance At the northeastern corner, Style 3 ranges from forty-seven feet eleven inches to
sixty two feet ten inches and presents a dominant horizontal fagade yet in a more asymmetrical

orientation. Each architectural seoment would inclunde a unique color nalette to r-nrpphment each

e el iy pPasvas

style.

The project site i1s adjacent to single family residential uses along the southern property line. The
architecture is enhanced on the southern elevation to respect the single family neighbor’s privacy
and-concerns. This portion of the project includes a reduction in the building height to address
concerns of scale between the two types of residential uses. The building design would transition
from four stories, to three stories, to two stories. The design of the southern elevation would also
be enhanced by including a pitched, residential-type roof and other design elements such as
awnings, window treatments, color and texture. The building height along the southemn elevation
ranges from forty-nine feet three inches to twenty-four feet ten inches (Attachment 6).

The building form contains several pocket-courtyards. This design allows a greater number of
residential units to face a landscaped area and limits the horizontal dimension of any particular
interior fagade. This solution helps to interrupt the overall building massing. Ground level
access connects these courtyards to the corridor system to facilitate pedestrian movement within
the project.

The unit mixture is fifty-two percent one-bedroom dwelling units with six different floor plans
and the remaining forty-eight percent of the units are two-bedroom apartments with seven
different floor plans. The project would be designed, constructed and operated to be a
sustainable development by achieving many sustainable elements including yet not limited to: a
compact development within close proximity to existing businesses and jobs, provision of
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bicycle storage and bicycle roadway network, and preferred development of an in-fill site on
previously developed land.

Landscape Concepi

The landscape concept for the project would provide both passive and active spaces for resident’s
and visitor’s enjoyment while utilizing plant material that both accentuate and frame the
architecture and enhances the pedestrian scale of the project. The selected street trees for Aero
Drive would be consistent with those found to be healthy thriving specimens in the surrounding
neighborhood. These trees would be suggested for use throughout the Kearny Mesa Community
Plan to provide a community theme. Upon entering the project site, residences and guests would
approach entry monuments and a pedestrian plaza. The main vehicular entrance would be
identified and accented with special groupings of trees, palms, flowering shrubs, groundcovers,
signage, lighting, and decorative paving. The colors from plant foliage, bark and flowers would
create a distinctive entry experience.

Within the proposed site plan are seven courtyard areas which would provide passive and active
spaces for the residents’ diverse needs (Attachment 7). These spaces feature amenities such as a
pool and spa, fireplace, barbecue counter, sculpture garden, water fountains and overhead shade
trellis. The active recreational amenities include a swimming pool, spa, outdoor fireplace, BBQ
areas, fitness facility, and club room, which are located in the internal courtyards, and the passive
areas are located in the external courtyards. Courtyards and gathering areas throughout the
development would be enhanced with stained concrete, decorative stone cobble, water features
and trellis structures. Each courtyard would be uniquely different and would feature: grass
pavers; focal-point sculpture; ornamental grass garden; succulent garden; ornamental boulders;
fireplace; Bamboo garden; and a water curtain wall with Mexican beach pebble basin. The
landscaping elements would use native, non-invasive, and/or drought-tolerant plants through out
the site.

Special design consideration is to be incorporated into the southern portion of the project to
provide privacy screening to and for the existing single family homes. A row of trees would be
provided on the slope within the SDG&E easement. The applicant proposes a six foot wood
fence at the top of the slope for privacy. Larger trees would be provided just north of the

.. emergency access road to provide additional screening. Outdoor pedestrian spaces would be
designed with consideration for persons with disabilities by careful selection of materials and the
design of accessible circulation routes and site furnishings throughout the project.

Parking

The project proposes a style of building where the dwelling units surround an above grade
parking structure. This style of design is commonly referred to as a wrap design. The residential
portion of the project is providing an average of 1.8 parking spaces per dwelling unit which
results in an excess of twenty-one spaces beyond the required minimum. The commercial
portion of the project would provide twenty-five surface parking spaces. The project would also
provide a minimum of forty-one motorcycle spaces and storage for 196 bicycles. The parking
garage would be accessed directly from Aero Drive. Parking spaces would be assigned to
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residents on the same parking level as their living unit. From the parking structure residents
would enter an internal corridor system through a transition lobby leading to the front entry door
of the dwelling unit. The parking design also connects to the pedestrian circulation paths of the

site plan.

Grading and Public Improvements

Preparation of the 7.52 acre site for the proposed development would involve demolition of
existing industrial/commercial buildings and associated onsite parking lots. Approximately
21,440 cubic yards of imported soil would be required for the proposed design. The site has been
designed to allow any potential runoff pollutants to be treated to the maximum extent practicable
through a private storm drainage system prior to discharging storm water runoff into the adjacent
public streets. In addition, the elevation of the site would be raised to allow surface drainage
from the site to Aero Drive. There would be net reduction in the peak flow of storm water runoff
generated from the site as a result of the development.

The site has been designed so that no retaining or crib walls would be required to construct the
proposed development. Deepened footings would be designed in various locations, as noted on
the Vesting Tentative Map. There would be 2:1 slopes in several locations on the site to match
the existing grades along the project boundary. Additional remedial grading may be required
pending information obtained from as-graded soil reports and/or results from additional
subsurface soil exploration to determine the timits underlying Lindavista Formational soil.

Demolition of the existing intersection at Sandrock Road and Aero Drive would result in the
relocation of existing infrastructure. This would include vet not be limited to the traffic signal,
public street light, franchise utilities and other improvements. As such, the City would vacate
approximately 0.15 acres to remove the free sweeping right turn and square up the intersection by
installing new curb and gutter. Also as apart of this proposal, the applicant would provide the
necessary street improvements along the entire project frontage. This would involve adding a
dedicated right-tum lane from Aero Drive onto Sandrock Road and a 5 foot parkway. The street
widening would require a fourteen foot street dedication along Aero Drive and a smaller section
which vares in width along Sandrock Road in order to accommodate the new parkways. Other
public improvements include but are not limited to the following;

e Lane re-striping

» Aero Drive median modifications to accommodate turn pockets at a new traffic signal and
lengthening the east bound left turn lane on Aero Drive at Sandrock Road.
Standard driveway curb cut for parking structure ingress and egress

¢ Signalized intersection at main project entrance with two thirty foot radius curb returns
Installation of new street lights, rolled curb for fire access lanes, new water meters, new
Type ‘A’ curb outlets and relocation of existing fire hydrants

Community Plan Analysis

The 7.52 acre site is designated as Indusirial and Business Parks by the Kearny Mesa Community
Plan (Attachment 1). The requested General Plan and Community Plan Amendment would create
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a new land use designation of High Density Residential at a density range of 45-74 dwelling units
per acre and apply this designation to the site to accommodate a 412-unit multi-family residential
project at a density of approximately 55 dwelling units per acre (Attachment 8). In addition, staff
worked with the applicant to develop Design, Streetscape, and Streetyard Guidelines for Aero
Drive between Kearny Villa Road and Ruffin Road which would be included in an appendix to
the community plan (Attachment 8). '

Planning Context

The primary goal of the 1992 Kearny Mesa Community Plan (Plan), which includes 3,607 acres,
was to provide for a mix of uses to support its role as one of the pre-eminent employment areas
in the City. At the time, these uses were comprised primarily of industrial, office and retail uses.
Global technological and economic changes have resulted in the general migration of many high-
technology industries to the northern areas of the City. However, Kearny Mesa remains a
significant employment center in the central portion of the City of San Diego due to its excellent
freeway access and its ability to maintain important defense and aerospace manufacturing
industries. Kearny Mesa has also diversified to include high technology industries such as
software development and manufacturing. '

The 1992 Plan also included residential development associated with the original Stonecrest
Specific Plan and a total of 443 low-density mobile home and single-family units. Development
intensity is limited in the Plan through a 0.35 Floor Area Ratio (FAR) for commercial
development and a 0.5 FAR for industrial and office development. '

Numerous amendments to the Plan have been approved since 1992, many of which focused on
shifting land uses from industrial and office designations to multi-family residential designations.
The Stonecrest and the New Century Center Specific Plans and general/community plan
amendments have resulted in over 3,000 multi-family units and other conversions of
industrial/office sites have resulted in 700 additional multi-family units. These additional units
have provided a source of workforce housing which supports the continued use of Kearny Mesa
as an employment center.

Land Use Change

The proposed General Plan and Community Plan Amendment would add a new land use
designation, High Density Residential at a density range of 45-74 dwelling units per acre, to the
Keamny Mesa Community Plan which would allow between 338 and 555 dwelling units. The
amendment would accommodate the proposed 412 units which equals 55 dwelling units per acre.
This density range is consistent with a General Plan land use designation that permits the same
density range. In addition, the RM-3-9 Zone, which allows up to 72 dwelling units per acre,
would be applied to the site.

The land use change from industrial to residential is consistent with many objectives of the Plan.
The residential element of the Plan includes the policy of encouraging residential development
on urban infill sites within mixed-use projects. The Plan allows light industrial, manufacturing
and professional office uses within the Industrial/Business Park designation while specifically
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identifying these sites as requiring sensitive transitions when located adjacent 1o residential uses.
The change from industrial to residential use has the potential to eliminate some potential land
use conflicts with the adjacent residential neighborhood to the south.

The Genera1 Plan

The project, including the General Plan and Community Plan Amendment, was submitted and
deemed comnplete prior to the updated 2008 General Plan and was therefore primarily reviewed
for consistency with the previous Progress Guide and General Plan, including the 2002 Strategic
Framework Element (SFE). The SFE places limitations on the redesignation of employment
land, which were further refined with the Prime Industrial Land policies in an early draft of the
Economic Prosperity Element of the 2008 General Plan update. Staff recommended the
conversion of industrial land be evaluated for consistency with these policies since the General
Plan was adopted in the interim. This adopted plan includes a map of Prime Industrial Land,
however, this immediate area was never considered to qualify as Prime Industrial based on the
criteria in General Plan. Most of these issues are addressed in the West Aero Drive Land Use
study (Attachment 9). The site’s existing IP-2-1 zoning is relatively restrictive, but does not
match the actual conditions on the ground. The existing older industrial buildings in the area are
not suitable for the requirements of modem industrial users. The market study provided by the
applicant (Attachment 10) indicates the market for industrial use in the area is extremely limited.
Over half of the area is developed with non-industrial uses some of which are public assembly
(church), and residential (Parkview Aero Court and single-family) which are not conducive to
industrial operations. Although the community has excellent transportation access and is near
some areas where technology workers reside, it is not in close proximity to resources of
extraordinary value such as ports, the international border, or major universities. In summary,
once the Prime Industrial Land policies were adopted with the General Plan, the conversion of
“Other Industrial Land” sites to residential use is not considered significant.

As “QOther Industrial Land”, the project site is subject to the Collocation/Conversion Suitability
Factors contained in an' Appendix to the General Plan (Attachment 11). As part of this
evaluation, a review of all APCD permits within % mile of the project site was conducted
(Attachment 12). A permit for an aviation gasoline dispensing facility is located over 1,000 feet-
from the site. In general, the project and site characteristics indicate there are no significant

. obstacles to converting this land from industrial to residential.

The recently adopted General Plan identifies Kearny Mesa as a Subregional District and states
the following in Appendix 3, EP-3: “In the long term, consideration should be given to additional
office employment uses in these areas and multifamily residential uses, particularly along the
commercial transit corridors. Certain other areas such as those to the north and east of
Montgomery Field, have remained primarily industrial, characterized by both light and heavy
manufacturing operations and large scale distribution centers. They are an important source of
employment for the surrounding communities and an essential part of the City’s overall '
economic bhase.”

The proposed General Plan and Community Plan Amendment achieves the important General
Plan Housing Element objective to make land available for additional housing. The project
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would provide 412 dwelling units and would be adequately served by public facilities within the -
Keamy Mesa Community. The proposed density at 55 dwelling units per acre is somewhat
higher than most of the other densities currently allowed for multi-family housing in the Plan and
may be considered an additional increase to the Citywide housing supply from this community.
The proposed amendment would achieve General Plan objectives to make land available for
higher density housing, City-wide policy also recommends each community plan contain a
balanced mix of land uses and housing types.

The project would support mobility by promoting walkability through a ten-foot wide non-
contiguous sidewalk along Aero Drive and Sandrock Road with a five-foot landscaped parkway
as well as on-site landscaping to improve the pedestrian experience along these roads. The
project site is also proximate to two bus stops east and west of the intersection of Aero Drive and
Sandrock Road, as well as bike lanes on Aero Drive.

Sustainability goals have been addressed by the design of this project beginning with the dense
pattern of development which concentrates growth in areas that are already developed and does
not promote sprawl or greenfield development. In addition, the project would incorporate
conservation features such as ensuring new buildings would be at least 10% more energy
efficient than Title 24 requirements and ensuring that at least 50% of all construction wastes
would be recycled. In addition, the project would include other sustainable features such as
water conserving fixtures and drought resistant planting.

Design Review Process

A significant issue with the project early in the review process was its compatibility with

adjacent development, particularly the adjacent single-family homes to the south. The sixty foot
tall building would be the tallest building in an area characterized by a variety of building heights
(Attachment 13). The applicant provided a massing study (Attachment 14) which depicts the
scale and size of the proposed structure relative to adjacent developments. The structure would
cover a majority of the site, which has an approximately 700-foot frontage on Aero Drive,
resulting in the largest building in the vicinity. City staff worked with the applicant on a redesign
of the initial project in order to meet the urban design objectives of the Plan and minimize the
impact of the project to adjacent uses.

Along Aero Drive (Attachment 5) the original plan contained a more uniform appearance on the
north elevation. As a result of staff input, the project was redesigned and would create three
different styles and other architectural amenities described in the architectural design section of
this report. In addition, a major 70-foot wide offset was included on the east side of the facade
on Aero Drive. Most significantly, the applicant and staff drafted Design, Streetscape, and
Streetyard Guidelines which would apply to all of the properties on Aero Drive between Kearny
Villa Road and Ruffin Road (Attachment 8). The guidelines provide for an enhancement to the
streetscape on Aero Drive by providing additional pedestrian and landscape amenities, consistent
streetyard areas, and architectural and site design direction to properties redeveloping in this
corndor.
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The project’s initial site plan included grasscrete paving in the rear buffer area to serve as a fire
lane. The applicant proposed its replacement with stamped concrete to satisfy the neighbors
concerns regarding activities in the rear. Staff has conditioned the project to restore grasscrete
for at least 75% of the 26-foot-wide fire lane in order to provide an additional landscaped
amenity for future residents of the project. Another condition resulting from staff’s review
included replacing the proposed six-foot wall at the top of slope at the southerly side of the
proposed building with a nine foot high fence to be six-foot solid wood with three feet 50% open
at the bottom of the slope adjacent to the property line with the single-family homes. The
applicants proposed wall would have created a long 5-foot wide space between the fences of the
homeowner and proposed wall.

Finally, the south elevations (Attachment 5) were modified to provide two two-story insets,
twelve feet deep, at each end of the elevation to provide an additional step-back to the three-story
element which is located approximately fifty-two feet from the property line. The four-story
element is located approximately 75 feet from the rear property line with the remainder of the
building and parking garage stepped back even further. The south elevation was further modified
to provide additional awnings, articulation, patios and balconies on the side elevations facing into
each of the courtyards. In addition, a finer level of architectural detail has been added to the
south elevation to be more compatible with the adjacent single family. Elevations include;
decorative awnings, moldings & truss braces, enhanced veneer, decorative wall recesses, shed
and parapet roofs as well as high windows to promote privacy and allow natural light
(Attachment 6). '

The project proposes three different deviations all of which are consistent with the Kearny Mesa
Community Plan. First the project proposes to exceed the height of the RM-3-9 Zone with a
tower element in the northeast corner. The Urban Design Element of the Community Plan calls
for the rooflines of new structures to be varied to increase visual interest and to avoid box-like
butiding appearances. The second deviation request is to allow shade structures on the parking
deck instead of the required trees within vehicular use areas. The Urban Design Element of the
Plan states that, parking structures should be integrated with adjacent buildings through the use
of similar architectural treatment. The third deviation is a request to allow a street side setback to
. be 30 feet instead of the required 46 feet. A portion of the Aero Drive setback is substantially

greater than 46 feet to provide variation and break up the building mass along the street side. In

- addition the project is proposing a 15-foot public parkway to accommodate a landscaped
parkway, street trees and a wider sidewalk.

Planning Commission Initiation Issues
The General Plan and Community Plan Amendment was initiated by the Planning Commission on

April 20, 2006. At the meeting, several issues were identified for future analysis. Planning
Commission issues and staff responses are included as Attachment 15 to this report.
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Community Planning Group Review

The proposed project and Plan amendments were reviewed by the Keamy Mesa Community Planning
Group at several meetings between 2006 and 2008. On September 17, 2008 the Kearny Mesa
Community Planning Group voted 7-1-1 to recommend approval of the project (Attachment 15).

Since the site is adjacent to residential uses in the Serra Mesa Community Planning area, the
proposal was also reviewed by the Serra Mesa Community Planning Group. The applicant met
with the group and a subcommittee of the group to discuss the project at various intervals in the
last six months. On September 18, 2008, the Serra Mesa Planning Group voted 10-1-0 to
recommend denial of the project citing concerns with bulk and scale, inadequate parking and the
project’s setback from Aero Drive (Attachment 16).

Environmental Analysis

The City of San Diego conducted an Initial Study which determined the proposed project couid
have a significant environmental effect in the following areas; Health and Public Safety and
Public Utilities (Solid Waste). Subsequent revisions in the project proposal create the specific
mitigation identified in Section Five of the Mitigated Negative Declaration. The project as
revised now avoids or mitigates the potentially significant environmental effects previously
identified. Should the project be approved a Mitigation Monitoring and Reporting Program
would be required to address these potential effects and has been made a condition of approval.

Proposed modifications

Staff recommends approval of the project, with two design modifications:

The first modification would be to not construct a six foot high wall at the top of the slope and
instead build a fence of wood construction adjacent to the existing fences along the neighboring
property line on the south. This fence would be nine feet high with six feet of solid wood and
three feet of wood with 50% open. The second modification would be to construct the twenty-
six foot wide emergency access lane on the south side of the project with a minimum of 75%
grasscrete or equivalent planted with turf and maintained at no higher than two inches.

CONCLUSION

Staff has reviewed the request for a Rezone from the existing [P-2-1 Zone to the proposed
RM-3-9 Zone, General Plan and Kearny Mesa Community Plan Amendment, Public Right-Of-
Way Vacation, Vesting Tentative Map and Site Development Permit to subdivide and develop
412 apartment units and 5,190 square feet of retail development on a 7.52 acre site located at
8655 Aero Drive within the Kearny Mesa Community Plan. All issues identified through the
review process have been resolved in conformance with adopted City Council policies and
regulations of the Land Development Code, except for the proposed two modifications A and B.
Staff has provided draft findings to support approval of the development permit (Attachments 18
and 19) and draft conditions of approval (Attachments 18 and 20), with the proposed two
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modifications. Staff is recommending the Planning Commission recommend the City Council
approve the project as proposed, with the proposed two modifications.

ALTERNATIVES

1. Appi'ove Rezone No. 524639, General Plan and Kearny Mesa Community Plan
Amendment No. 524638, Public Right-Of-Way Vacation No. 524640, Vesting Tentative
Map No. 524641, Site Development Permit No. 524637, with additional modifications.

2. Deny Rezone No. 524639, General Plan and Kearny Mesa Community Plan Amendment
No. 524638, Public Right-Of-Way Vacation No. 524640, Vesting Tentative Map No.

524641, Site Development.Permit No. 524637, if the findings reqmred to approve the
project cannot be affirmed.

Respectfully submitted,

i A

Mike Westlake S Fishef
Program Manager D velopment Project Manager
Development Services Department Development Services Department

Deputy Director
City Planning & Community Investment Department

- BROUGHTON:JSF
Attachments:
1. Kearny Mesa Community Plan Land Use Map
2. Project Location Map
3. Aerial Photograph
4, Proposed Site/Landscape Plan
5. Proposed Elevations; North, South, East and West
6. Enhanced Southern elevation
7. Pocket Courtyards
8. Draft Kearny Mesa Community Plan Amendment (under separate cover)
9. West Acro Drive Land Use Study — 2008 (under separate cover)
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10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24,
25.
26.

Palladium Project Market Feasibility Study (under separate cover)
Collocation/Conversion Suitability Factors

ACPD Permits within % mile

Height Survey

Massing Study .

Planning Commission Initiation Issues

Kearny Mesa Community Planning Group Recommendation
Serra Mesa Community Planning Group Recommendation
Draft Map Conditions and Subdivision Resolution

Draft Resolution with Findings

Draft Permit with Conditions

Draft Rezone Ordinance

Proposed Zoning Drawing

Project Plans (under separate cover)

Ownership Disclosure Statement

Project Chronology

Project Data Sheet
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Draft Kearny Mesa Community Plan Amendment
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West Aero Drive Land Use Study - 2008

(available under separate cover)
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Palladium at Aero
Collocation/Conversion Suitability Factors
(App.C, EP-3, General Plan)

'Project Location: The project site is located at the southwest comer of Aero Drive and
Sandrock Road, within the Kearny Mesa Community Planning Area, (Assessor Parcel Number:
421-050-07, 08 & 10). :

Area Characteristics — The Aero Drive Land Use study provides a full discussion of the area
characteristics. In general, the south side of Aero Drive between Kearny Villa Road to Ruffin
Road was initially planned and zoned for industrial uses; however, commercial and institutional
users has occupied most of the facilities within the area. The north side of Aero Drive through
the same segment is developed with Montgomery Field, commercial, retail and office between
Sandrock Road and Afton Road. Approximately 500 feet south of Aero Drive, within the Serra
Mesa Community, is residential development (primarily single-family). The site and the other
properties abutting Aero Drive are zoned industrial.

The proximity of residential abutting the southern property line of the site restricts the type of
industrial users allowed along Aero Drive. The existing buildings on-site and found abutting
Aero Drive are underutilized and functionally obsolete. The market study prepared for the
project indicates that future industrial users will not be attracted to this area.

Since many of the traditional industrial users have relocated to other areas, generally class-B
offices and warehouse users occupy the buildings/facilities. The uses abutting Aero Drive are a
combination of office, medical, commercial, institutional, religion, retail, parks/open space,
public uses (school and library), and industrial/warehouse.

Parcel size and configuration — Fronting Aero. Drive, the project site consists of three conjoining
parcels, totaling 7.52 acres. The largest of the three parcels is located on the corner of Aero
Drive and Sandrock Road. West of the largest parcel are two parcels that are situated mid-block
of Afton Road and Sandrock Road. North of the property is Aero Drive and Montgomery Field,
to the east is office buildings, to the south is single-family residential, and to the west is

.commercial. The physical condition of the site is relatively flat and the combined parcels are
rectangular.

‘The majority of parcels along Aero Drive are single ownership. However, abutting Aero Drive,
there are three ownerships of conjoined parcels. Westcore Sandrock LLC, owns three parcels of
7.52 acres, Reynolds/ Murray own two parcels of 5.6 acres, and Aero Vault Venture owns two
parcels of 7.71 acres. These parcels total 20.83 acres along Aero Drive.

Transportation access - The site is conveniently located to SR-163, (2/3 miles), I-805, (1 mile)
and I-15 (1 %2 mles), the proximity to these freeways is desirable for industrial users, and
residential development. '

Long term market trends - As explained in the 2008 West Aero Drive Land Use Study, Kearny
Mesa has one of the lowest industrial vacancy rates in the county, and according to Burnham
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Real Estate 2007 Third Quarter Summary, Kearny Mesa still remains the lowest industrial
vacancy rate of any of San Diego County’s major industrial submarkets. However, the market
study completed for the project and the surrounding area indicated that non-industrial uses such
as office, residential, and some retail are likely to replace the remaining industrial users.

Transit Availability - Kearny Villa Road, Aero Drive, and other roadways surrounding the site
are served by existing public transit routes (including bus stops adjacent to the site) and bicycle
lanes. Keamy Mesa is serviced by MTS routes 20/20A/20B, 27, 120, 25, 928, 960, and 870.
These routes travel as far north as North County Fair and University Towne Center, south to
Downtown 3" Avenue and Broadway, east to Santee and El Cajon and west to the beach areas.
The locality of Kearny Mesa offers many access points to travel around the county, which is
convenient for both residents and employees.

Impact on Industrial Lands - According to the City of San Diego General Plan, Economic
Prosperity Element, Figure EP-1: Kearny Mesa, the subject property is designated as “Other
Industrial Land,” not Prime Industrial Land. Since the proposed project is not in close proximity
to Prime Industrial lands, there should be no impact to the most significant industrial users in the
area. The majority of land uses along Aero Drive are non-industrial, commercial, retail
establishments, or institutional facilities. The site and the properties abutting Aero Drive
between Keamy Villa and Ruffin Road, except the library site, are designated for

industrial/warehouse/office land uses; however, the site abuts residential along the southern
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-the businesses are not traditional industrial uses and some existing industrial bulldmgs have
converied to other uses.

Significance of Residential/Employment Component - The location of the site is within one of
San Diego’s subregional employment areas. The provision of 412 units of high density housing
maximizes the residential development capacity of the site and provides workforce housing in an
employment center. No employment uses, with the exception of a small retail component are
retained or proposed as part of the proposal.

Residential Support Facilities - The site is located in the geographic center of San Diego. Its

_centralized location is convenient to restaurants, shopping centers including Albertsons, Food for

- Less and Vons (1 2 to 2) miles; Angier Elementary School (2 mile); Wegeforth Elementary
School {2 mile); William Taft Middle School (1 mile); Cubberly Elementary School (1 % mile);
Kearny High School (1 % mile); Cabrillo Heighis Park (2/3 mile); Serra Mesa Recreation center
(Y2 mile); Kearny Mesa Recreation Center (1 % miles); Qualcomm Stadium (2 s mile); Mission
and Fashion Valley Mall (3 ¥ miles); Keamy Mesa Library (% mile); and Sharp and Children’s
Hospital (1 '2 mile). The site is centrally located near major roadways and freeways, which
offers easy access to employment in Kearny Mesa, or other employment areas.

Airport Land Use Compatibility - Montgomery Field is located north of the proposed site. The
site is not within the Airport Influence zone. In addition, the site is located outside the flight
activity zone and 60dB CNEL noise contours, which is conditionally compatible with the Airport
Land Use Compatibility Plan. The project was submitted the project under the FAA Part 77
(form 4760-1) for FAA review and received a “Determination of No Hazard to Air Navigation”
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on November 15, 2007. In addition, the San Diego County Regional Airport Authority stated
that “This project 1s located outside the adopted Airport Influence Area (AIA) of Montgomery
Field. Therefore, staff review of the proposed project indicates that an ALUC consistency
determination is not required at this time. However, a new ALUCP for Montgomery Field is
being prepared which may adjust the AIA boundaries and apply different compatibility critena to
future projects in this area.” The San Diego County Airport Authority is in the process of
updating the ALUCPs and is anticipated to be adopted by the end of 2008.

Public Health — The proximity of air contaminants and hazardous waste storage is discussed in
the “separation of uses” section of this attachment. Other potential health impacts to future
residents include noise, dust, and truck traffic. The site is not within the 60dB CNEL noise
contour as stated above. Truck traffic is not excessive on Aero Drive since most of the area no
longer supports industrial uses and the large industrial areas to the northeast (north of Aero Drive
near Ruffin Road) do not need to travel on this portion of Aero Drive to access all of the
freeways.

Public Facilities - The site is approximately 2/3 of a mile away from the Fire Station 28 located
at Kearny Villa Road and Aero Drive and the Eastern Division Police Department, which 18
focated at Aero Drive and Ruffin Road. According to San Diego Fire-Rescue Department, Fire
Station 28 can maintain adequate service to serve the proposed project density once the
applicants mitigates the impact by contributing a percentage to a new truck or engine. The San
Diego Police Department was unable to quote an emergency response time, since there are many
variables to take into account. Other public facilities, such as hospitals are within 1 ; miles of
the site, elementary, junior high, and high schools are approximately -1 % miles away from the -
site. There are adequate public utilities (sewer and water). The San Diego School District has
indicated the schools which would serve the proposed project have the available capacity to
accommodate growth. Again, see the Aero Drive Land Use study for additional details.

Separation of Uses — The San Diego County Air Pollution Control District requires permits for
all facilites which have the potential to emit toxic substances. Included in this attachment, is a
map and list of permits which indicates that there are six active permits for facilities within one-

. quarter mile of the project boundaries, primarily for emergency engines and generators. An
aviation gasoline dispensing facility is located more than 1000 ft. from the subject site within
Montgomery Field Airport.

The San Diego County Department of Environmental Health records the hazardous materials that
either generate or store hazardous waste on-site. It was found that there are 10 active hazardous
permits in proximity to the project site; 5 other/Research & Development, | institutional, 4
medical related. There are 14 inactive hazardous permits found within proximity to the project
site. Located at 8593 Aero Drive, the San Diego Blood Bank currently leases space on the
project site. The site has an active permit for hazardous waste that is either generated, stored,
and/or an inventory; but does not release toxins into the ground or air. The County of San Diego
Site Assessment Mitigation has record of Moore Printed Circuits, which previously operated at
8575 Aero Drive, where Canyon Pottery Company currently exists. The soil at the site contains
copper, lead, and solvents from electroplating activities. The property owner removed most of
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the soil; however, contaminated soil under the building foundation was left in place. The
Department of Toxic Substances Control is overseeing the site investigation and cleanup. There
is no threat to neighboring properties or groundwater from the contamination remaining at the

site.
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APCD permits within 14 mile of site

Active
Name Latest Record Address Equipment
: ; Ry Emergency Generator, Laboratory Equip,,
San Diego Community College Renewal: May 2008 8225 Aero Dr. Chemineer Agitator/Reactor
7 Eleven Food Stores Renewal: July 2008 3385 Sandrock Rd Gasoline Dispensing Facility
Aero Vault Venture Renewal: Feb 2008 8875 Aera Dr qurgency Generator, !ntemal Combustion
Engine-drives an ¢lectrical emergency generator
Level 3 Communications Inc Renewal: Aug 2008 8929 Aero Dr Emergency Engine, Internal Combustion Engine
SD City of Montgomery Field Renewal: Mar 2008 3750 John J Montgomery Dr - Emergency Engine
' Crownair Renewal: Jan 2008 3753 John J Montgomery Dr Aviation Gasoline Dispensing Facility, Remote

Reservoir Cleaner (Degreaser)

Inactive

—

new equip. to machine fiberglass; failure to

Numerous Violations: altering equip. & using

. - . store all fiberglass particulate; failure to
Moore Printed Circuits 1999 8575 Aero Dr calibrate the PH probe at least monthly;
failure to maintain daily usage records of flux
and solder; Complaints re; odor
COD Gas & Oil Co 1996 8525 Gibbs Dr lgllﬁtlce of Violation: overhead retractor line
Unifiber Corp 1998 8529 Aero Dr SIF"""(‘S‘“B application station; urethane f"a_’f.‘.,‘\
Asset Mgmt Group 2003 8629 Aero Dr Internal Combustion Engine A
Ektelon 1992 8929 Aero Dr Complaint re: odor
Gibbs Flying Service Inc 1991 3750 John J Montgomery Dr Gasoline Service Site
Advance Form & Coatings 2003 3630 Afton Rd Complaint re; DST
Notice of Violation: operating Phase Il V/R
Southland Corp 2002 3385 Sandrock Rd equip; fueling points failed the liquid removal
requirements
Watkins Contracting 1996 8690 Aero Dr Notice of .leatmp: not providing control
officer written notice
Kebert Printing 1989 8690 Aero Dr Record unknown
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Planning Commission Initiation Issues

The General/Community Plan Amendment was initiated by the Planning Commission on
April 20, 2006. At the meeting, several issues were identified for future analysis.
Planning Commission issues and staff responses are outlined below.

1. Issue: The impact of the proposed changes to Montgomery Field Airport Land Use
Compatibility Plan on a land use change for the site.

The project site is located outside of the adopted Airport Influence Area (AIA) of
Montgomery Field. Therefore, Airport Land Use Commission (ALUC) has confirmed
that a consistency determination with the ALUCP is not required. A new ALUCP for
Montgomery Field is inprocess and could be adopted by the ALUC at the end of this
year or early next year. Since the permit application for the proposed project was deemed
complete by the City prior to adoption of the new ALUCP, the project would not be
subject to the new plan. However, based on the current draft ALUCP maps and
compatibility criteria, the project would be considered compatible for aircraft noise and
safety. The project was also submitted to the Federal Aviation Administration (FAA) for
their review. The FAA concluded the proposed structure would not exceed obstruction
standards and would not be a hazard to air navigation. A No Hazard to Air Navigation
Determination was issued by the FAA on November 15, 2007.

2. Issue: The impact of the proposed development on surrounding industrial users.

According to the City of San Diego General Plan, Economic Prosperity Element, Figure
EP-1: Kearny Mesa, the subject property is designated as “Other Industrial Land,” not
Prime Industrial Land. Since the proposed project is not in close proximity to Prime
Industrial lands, there should be no impact to the most significant industrial users in the
area. The majority of land uses along Aero Drive are non-industrial, commercial, retail
establishments, or institutional facilities. The site and the properties abutting Aero Drive
between Kearny Villa and Ruffin Road, except the library site, are designated for
industrial/warehouse/office land uses; however, the site abuts residential along the
southern boundary of the property. As identified in the West Aero Drive Land Use
Study, the majority of the businesses are not traditional industrial uses and some existing
industrial buildings have converted to other uses. This issue is fully analyzed in the
Collocation/Conversion Suitability Factors provided in Attachment ?.

3. Issue: The potential for including other properties with the West Aero Drive Study
" area for redesignation without adding an unnecessary burden to the applicant.

The applicant agreed to update the West Aero Drive Land Use Study (Attachment ?) as
part of their project processing. The Study provides a thorough analysis of area
conditions and trends which can be utilized as a basis for future community plan
amendments and discretionary projects in the area. The study concludes that many
properties will redevelop in the short term due to existing conjoined ownership patterns,
parcel patterns, and obsolete buildings being utilized for other than their intended
purpose. The vision section of the study recommends potential future land uses and
concludes that institutional uses are most likely to locate in the western area and
additional multifamily uses may locate to the eastern portion of Aero Drive west of the
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library. In the center of the study area, a transition area of mixed uses consisting of
multi-family residential, office, and some retail is recommended. Actual redesignations
of land uses could occur incrementally as these properties redevelop.

4. Issue: An analysis of the appropriate residential density and land use designation for
the subject property:

See response to #5.

5. Issue: Staff should further define what type of mixed uses will be proposed for the site
as well as for the overall area.

The project proposes a primarily residential development with 412 dwelling units. In
addition, 5,190 square-feet of ancillary retail space would be incorporated into the
project. The retail space could accommodate small retail establishments such as a coffee
shop with outside seating, sundry store, restaurant, or community service providers.
Small commercial retail uses not currently permitted by the RM-3-9 zone would be
permitted as part of the approved plans. The commercial space would primarily serve the
residents within the proposed project, but could also serve office tenants in the immediate
area. ‘

Because the original plan amendment initiation request was tor a mixed-use project and
the current proposal represents a residential project {with ancillary commercial uses), city
staff requested that the applicant provide a market analysis for various mixed-use,
commercial/office, and residential development scenarios (See Attachment 7). The
overall conclusions of the Palladium Project Market Feasibility Study (Attachment 7)
state that the site is not suitable for retail commercial development due to lack of access
to the site, weak economic and demographic conditions, poor regional access, and that
the development of office or retail yields land values that are not financially feasible for
the site due to expected market rents. The study further concluded that the applicant’s
proposal is the only feasible redevelopment scenarto for the site because scenarios with
greater retail will require a retail anchor thereby reducing the amount of residential
development for the site.

Economic Development staff provided comments on the study (Attachment ?) stating that
weak economic conditions and the existence of a truncated market area could impede the
development of a grocery-anchored retail project. However, there is market support for
some mix of retail establishments in addition to the residential units which could include
convenience retatlers, fast food, other restaurants, and service sector establishments. The
mix of retail uses could capture the existing sales leakage in the area.

As a residential proposal, the project maximizes unit yield via the request for a high-
density residential designation (45-74 du/ac). Because there are single-family residential
uses adjacent to the site, a medium density (30-44 duw/ac) would have posed fewer
compatibility issues than the current request. As previously stated, these issues were
addressed through a variety of design solutions. However, the applicant states that a
lower density project is not financially feasible and although the financial feasibility of
various development scenarios is addressed in the study, the feasibility of any specific
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project at any given time is subject to a myriad of factors including project phasing and
changing market conditions.

Potential development scenarios for the entire area are provided in the West Aero Drive
Land Uses Study as stated in issue #3 above.

6. Issue: Incorporation of an affordable housing component one-site, in order to satisfy
the City’s Inclusionary Housing Ordinance.

The project would conform to the Inclusionary Housing Ordinance and Council Policy
600-27 criteria for the Affordable/In-Fill Housing Expedite Program by providing 10% or
42 units of affordable housing on-site. The proposed rental units would be restricted
through an agreement with the Housing Commission. The remaining 370 market rate
units as well as the 42 restricted units would be providing much needed work force
housing in the Kearny Mesa area.

7. Issue: Incorporation of a variety of residential unit types within the project.

The project proposes 412 stacked-flat distributed between several unit types. The unit
types range in size from 670 to 1,350 square feet. There would be 211 one bedroom units
(5 types) 189 two bedroom units (six types) and 12 loft units (4 types). Many units
would have balconies and those on the ground {loor of the south side would have patios
that open to courtyards.

8. Issue: Creation of a new neighborhood to ensure integrated site design, building
orientation and architecture which will be compatible with surrounding development and
will encourage pedestrian activity and transit usage:

The area surrounding the project site includes a vanety of land uses and architectural
types. The project design includes three architectural types which are intended to
integrate with the surrounding community and add interest and diversity to the site. The
project’s building placement along Aero Drive is consistent with other buildings along
Aero Drive. With single-family homes adjacent to the southern boundary of the project
site, an additional setback would be provided along that boundary. In addition, the
architecture adjacent to the southemn property line would include 2, 3 and 4 story
elements to reduce the scale of the building. The 2 and 3 story elements of the building
would observe a minimum fifty-foot setback , and the units would be oriented east-west
to strengthen the privacy of the neighbors. The 4 story element of the building would
vary from a minimum setback of seventy-five feet and would orient east-west. Building

. facades have been designed to provide vertical and horizontal relief using color, materials

and architectural styles in order to reduce the apparent scale of the building.

The Urban Design, Streetscape and Streetyard Guidelines for Aero Drive proposed as
part of the Community Plan Amendment (Attachment ?) provide for more pedestrian-
scale design and amenities along the six-lane major roadway. The enhancement of the
corridor includes facilities and amenities in the public right-of-way which include canopy
and accent street trees, pedestrian-scaled lighting and additional pedestrian-scaled
landscaping both within the public right-of-way and transitioning to project streetyard
and entries. A gateway pedestrian plaza is recommended on the corner of Aero Drive and
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Kearny Villa Road. Finally, minimum ten-foot-wide sidewalks are recommended along
Aero Drive to accentuate the pedestrian connections between the properties. Two rows
of street trees, one row in tree grates partially extended into the sidewalk, would enhance
the pedestrian experience.

The project itself, as currently designed, only provides pedestrian connections through
the site for the project residents due to security issues. The project includes ten-foot wide
non-contiguous sidewalks with a five-foot landscaped parkway with landscaping along
Sandrock Road and Aero Drive to promote pedestrian activity. The project also includes
several connections from the building to the street as well as dwelling units facing the
street. On the southern side of the property, neighbors to the south have indicated a
desire to limit activity to protect their privacy. Therefore, pedestrian access would be
limited to residents and focused on passive courtyards. The site is in close proximity to
two bus stops and Aero Drive is designated as a Class 2 Bikeway and as such, a five-foot-
wide bike path is provided an Aero Drive.

9. Issue: Vehicular, pedestrian and bicycle access into and within the subject property, in
particular, maximizing walkability and establishing pedestrian linkages to and from the
site to surrounding development:

See response to #8.

10. Issue: Pedestrian connections on-site and within the community to reduce the overall
need for auto dependence:

See response to #8.

11. Issue: Analyze the potential for improved pedestrian connections on the site as well
as through the West Aero Drive Study area.

See response to #8.

12. Issue: Traffic impacts resulting from the proposed development along with any
associated improvements.

A “Traffic Impact Analysis for The Palladium at Aero” (July 9, 2008) was prepared for
the project by Urban Systems Associates, Inc. The report indicated that the street
segments and intersections within the project study area with and without the project,
including segments of Aero Drive and Sandrock Road, currently and in the near term
{2030) will operate at acceptable levels of service. As part of the project, a signalized
main driveway approximately 600 feet west of Sandrock Road would be constructed, the
eastbound left turn lane on Aero Drive at the Sandrock Road intersection would be
lengthened, the Aero Drive/Sandrock Road intersection would be modified to remove the
castbound free right turn 1siand and provide a separate right turn only lane of
approximately 550 feet in length, and a street reservation or right of way dedication
would be provided to accommodate a third eastbound lane along the Aero Drive project
frontage.



Attachment 15

000645

13. Issue: Availability of public services and facilities to support increases in residential
intensity. This would include an analysis of adequate school, park, and library facilities,
as well as fire and police services to serve the proposed land use changes.

Public facilities and services are available to serve the project. A full discussion
regarding the availability of public services and facilities is provided in the West Aero
Drive Land Use Study pages 2 through 6 (Attachment X). As of April 29, 2008 the
potential student generation from the project is expected to be between 19 and 35 (K-12)
students. Project students would attend Angier and Wegeforth Elementary Schools
located ¥ mile from the project site, William Taft Middle School one mile from the site
and Kearny High School 1.5 miles from the project site. The San Diego Unified School
District has indicated that payment of school fees pursuant to SB 50 will be required and
adequate school facilities will be available to serve the students generated by this project.

The project site is located in close proximity to existing neighborhood parks in the Serra
Mesa Community. Prior to issuance of any building permits, the applicant wouid make a
contribution of $4,503,050 in lieu of the park portion of the Kearny Mesa Development
Impact Fee to satisfy the project’s 2.03 acre population-based park requirement.

The Serra Mesa-Keamy Mesa Branch Library is located just east of the project site at
9005 Aero Drive. It has served residents from both communities since it opened in
December 2006. In addition, the applicant will be required to contribute $137 per
dwelling unit and $137 per every 1,000 square feet of non-residential development as
their fair share contribution toward Fire services in the Kearny Mesa community. The
nearest police station is just east of the project site at 9225 Aero Drive. Response times
are indicated in the environmental document and the project would be adequately served
by public services and facilities,

14. Issue: Evaluation of site constraints related to hazardous materials.

There are no site constraints related to hazardous materiais. The Mitigated Negative
Declaration provides detailed information regarding the clean-up of potential hazardous
materials adjacent to this site.” In addition, an adequate distance separation of 1,000 feet
is provided between the presence of an aviation gasoline dispensing facility on
Montgomery Field and future residents of the project. Please refer to the West Aero
Drnive Land Use Study (Attachment 9), and the Collocation/Cenversion Suttability
Factors, Separation of Uses (Attachment 11) for further information.
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From: Buzz Gibbs [mailto:kearnymesaplanninggroup@yahoo.com]
Sent: Friday, September 19, 2008 2:51 PM

To: Fisher, John

Subject: RE: Palladium at Aero, PTS#148904

The vote was 7-1-1 in favor of the project. I will send you a letter with comments in a
few days. Buzz

--- On Fri, 9/19/08, Fisher, John <JSFisher@sandiego.gov> wrote:
From: Fisher, John <JSFisher@sandiego.gov>

Subject: RE: Palladium at Aero, PTS#148904

To: "Buzz Gibbs" <kearnymesaplanninggroup@yahoo.com>

Date: Friday, September 19, 2008, 1:24 PM

Buzz,

| was informed the Kearny Mesa Planning Group voted on the project at your recent meeting on
Wednesday Sept. 17™. Did the group in fact take action to take a vote'? If so, what was the
vole? Was it to recommend approval or deniai?

When might | be able to get the minutes for the meeting?
Thank you,

iF

John S. Fisher, RLA

Development Project Manager
Development Services Department
City of San Diego J

(619) 446-5231

isfisher@sandiego.gov

Correspondents should assume that all communication to or from this address is recorded and
may be reviewed by third parties.
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Serra Mesa Planning Group
0 O 0‘64 9 A Recognized San Diego City Planning Group - Serving the Citizens of Serra Mesa
, R Post Office Box 23315 San Diego, CA 92123

September 29, 2008

Mr. John Fisher

Project Management Division

City of San Diego

Development Services Department
1222 First Ave, MS 302

San Diego, CA 92101

RE: Project No 148904, Palladium At Aero
Dear Mr. Fisher:

On September 18, 2008, the Serra Mesa Planning Group vote 10-1-0 against the project noted
above as presently proposed. The reasons for this are:

1. Bulk and scale out of proportion to surrounding residential area. 1t's simply too big,
the corner most visible from the major intersection of Sandrock and Aero requiring an
exception to the already lofty height limit of 60 feet.

2. Grossly inadequaie parking provided. Despiie exceeding Ciiy requiremenis by a smail
amount, and considering the mix of one and two-bedroom units at 50-50, it's feit through
experience 725 spaces for the 412 units is not nearly enough, and will cause tenants to |
park on city streets,

3. The project setback from Aero Drive is just 30 feet, 35% less than what the code calls
for, 46.5 feet. _

Should you have any questions, please call me at (858) 361-8462.
Thank you for your consideration.
Sincerely,

T s

Doug Wescott
Chair

cc:  Kristen Byrne, Vice President, MNA Consulting
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CITY COUNCIL RESOLUTION NO. - RESO NO.
VESTING TENTATIVE MAP NO. 524641 and PUBLIC RIGHT-OF-WAY
VACATION NO. 524640
PALADIUM AT AERO - PROJECT NO. 148904
DRAFT

WHEREAS, WESTCORE SANDROCK, LLC, Subdivider/Subdivider, and C. John
Eardensohn, Engineer, submitted an application with the City of San Diego for a Vesting
Tentative Map, No. 524641, including the waiver of the requirement to underground
existing overhead "utilities and Public Right-of-way Vacation No. 524640, for a
subdivision to create one lot for the development and construction 412 residential
dwelling units and approximately 5,190 square feet of retail commercial space. The
project site is located at 8655 Aero Drive legally described as Lots 3, 4 and 5 of Research
Park Subdivision Addition, according to Map thereof No. 6386, filed June 12, 1969
within the in the

RM-3-9 Zone (formerly IP-2-1 Zone) of the Kearny Mesa Community Plan; and

WHEREAS, This subdivision is a condominium project as defined in Section 1350 et.
seq. of the Civil Code of the State of California and are filed pursuant to the Subdivision
Map Act. Lot 1 has 412 residential units and 4 commercial units; and

WHEREAS, A Miiigaied Negative Declaration, LDR No. 148904, has been prepared for
the project in accordance with State of California Environmental Quality Act Guidelines.
A Mitigation, Monitoring and Reporting Program has been prepared and will be -
impiemented, which will reduce to a level of insignificance, any potential impacts
identified by the environmental review process; and

WHEREAS, the project complies with the requirements of a preliminary soils and/or
geological reconnaissance report pursuant to the Subdivision Map Act and Section
144.0220 of the Municipal Code of the City of San Diego; and

WHEREAS, the subdivision is a condominium project as defined in Section 1350 et seq.
of the Civil Code of the State of California and filed pursuant to the Subdivision Map
Act. The total number of condominium dwelling units is 412; and

WHEREAS, on DATE, the Planning Commission of the City of San Diego considered
Vesting Tentative Map No. 524641, including the waiver of the requirement to
underground existing overhead utilities and Public Right-of-Way Vacation No 524640,
and pursuant to Resolution No. PLANNING COMM. RESOLUTION NUMBER-PC
voted to INSERT EITHER "recommend City Council approval of the map" OR
"approved/denied the map"; and

WHEREAS, on HEARING DATE, the Council of the City of San Diego considered
Vesting Tentative Map, No. 524641, including the waiver of the requirement to
underground existing overhead utilities and Public Right-of-way Vacation No. 524640
and pursuant to 125.0440 and 125.0430 of the Municipal Code of the City of San Diego
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and Subdivision Map Act Section 66428, received for its consideration written and oral
presentations, evidence having been submitted, and heard testimony from all interested
parties at the public hearing, and the Council of the City of San Diego having fully
considered the matter and being fully advised concerning the same; NOW,
THEREFORE,

BE IT RESOLVED by the Council of the City of San Diego, that it adopts the following
findings with respect to Vesting Tentative Map, No. 524641, including the waiver of the
requirement to underground existing overhead utilities and Public Right-of-way Vacation
No. 524640: o

1. The proposed subdivision and its design or improvement are consistent with the
policies, goals, and objectives of the applicable land use plan (Land Development
Code Section 125.0440.a and State Map Action Sections 66473.5, 66474(a), and
66474(b)).

2. The proposed subdivision complies with the applicable zoning and development
regulations of the Land Development Code (Land Development Code Section
125.0440.b).

3. The site is physically suitable for the type and density of development (Land
Development Code Section 125.0440.c and State Map Act Sections 66474(c) and
66474(d)).

4. The design of the subdivision or the proposed improvements are not likely to
cause substantial environmental damage or substantially and avoidable injure fish
or wildlife or their habitat (Land Development Code Section 125.0440.d and State
Map Act Section 66474(e)}.

5. The design of the subdivision or the type of improvements will not be detrimental
to the public health, safety, and welfare (Land Development Code Section
125.0440.e and State Map Act Section 66474(f)).

6. The design of the subdivision or the type of improvements will not conflict with

" easements acquired by the public at large for access through or use of property
within the proposed subdivision (Land Development Code Section 125.0440.f and
State Map Act Section 66474(g)).

7. The design of the proposed subdivision provides, to the extent feasible, for future
passive or natural heating and cooling opportunities (Land Development Code
Section 125.0440.g and State Map Act Section 66473.1).

8. The decision maker has considered the effects of the proposed subdivision on the
housing needs of the region and that those needs are balanced against the needs
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for public services and the available fiscal and environmental resources (Land
Development Code Section 125.0440.h and State Map Act Section 66412.3).

9. The property contains a right-of-way which must be vacated to implement the
Final Map in accordance with San Diego Municipal Code 125.0430.

10. The requested underground waiver of the existing overhead facilities, qualifies
under the guidelines of Council Policy No. 600-25 Underground Conversion of
Utility Lines at Developers Expense 1n that the conversion to underground would
involve either a substantial investment in temporary facilities: cable; poles;
temporary re-circuiting; et cetera, or a significant amount of work considered off-
site to the development which is financing the conversion.

11. That said Findings are supported by the minutes, maps, and exhibits, all of which
are herein incorporated by reference.

BE IT FURTHER RESOLVED that, based on the Findings hereinbefore adopted by the
Council of the City of San Diego, Vesting Tentative Map, No. 524641 and Public Right-
of-way Vacation No. 524640, is hereby granted to WESTCORE SANDROCK  I1.C,
Subdivider.

BE IT FURTHER RESOLVED, that pursuant to California Government Code section
66434(g), portions of Aero Drive and Sandrock Road, located within the project
boundaries as shown in Vesting Tentative Map No. 524641, shall be vacated, contingent
upon the recordation of the approved final map for the project.

BE IT FURTHER RESOLVED, that the recornmendation of the Planning Commission is
sustained/overruled, and Vesting Tentative Map No. 524641 and Public Right-of-way
Vacation No. 524640 is granted to WESTCORE SANDROCK, LLC, subject to the
conditions attached hereto and made a part hereof.

GENERAL

1. This Tentative Map will expire [INSERT DATE - 3 YEARS FROM DECISION
DATE].

2. Prior to the Tentative Map expiration date, a Final Map to consolidate the existing
lots into one Jot shall be recorded in the Office of the County Recorder.

3. Prior to the issuance of the Final Map taxes must be paid on this property

pursuant to section 66492 of the Subdivision Map Act. A tax certificate, recorded
in the office of the County Recorder, must be provided to satisfy this condition
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4. The Final Map shall conform to the provisions of Site Development Permit No.
524637.

5. The Subdivider shall defend, indemnify, and hold harmless the City, its agents,
officers, and employees from any and all claims, actions, proceedings, damages,
judgments, or costs, including attorney’s fees, against the City or its agents,
officers, or employees, including, but not limited to, any to any action to attack,
set aside, void, challenge, or anntul this development approval and any
environmental document or decision. The City will promptly notify Subdivider of
any claim, action, or proceeding and, if the City should fail to cooperate fully in
the defense, the Subdivider shall not thereafter be responsible to defend,
indemnify, and hold harmless the City or its agents, officers, and employees. The
City may elect to conduct its own defense, participate in its own defense, or
obtain independent legal counsel in defense of any claim related to this
indemnification. In the event of such election, Subdivider shall pay all of the costs
related thereto, including without limitation reasonable attorney’s fees and costs.
In the event of a disagreement between the City and Subdivider regarding
litigation issues, the City shall have the authority to control the litigation and
make litigation related decisions, including, but not limited to, settlement or other
disposition of the matter. However, the Suhdivider shall not be required to pay or
perform any settlement unless such settlement is approved by Subdivider.

AFFORDABLE HOUSING

6. Prior to recording a Final Map, the Subdivider shall enter into an affordable
housing agreement with the Housing Commission to provide affordable housing
units in compliance with the Affordable Housing Requirements of the City’s
Inclusionary Housing Ordinance {Chapter 14, Article 2, Division 13 of the Land
Development Code).

- ENGINEERING

7. Compliance with all conditions shall be assured, to the satisfaction of the City
Engineer, prior to recording the Final Map.

8. Pursuant to City Council Policy 600-20, the Subdivider shall provide evidence to
ensure that an affirmative marketing program is established.

9. The Subdivider shall underground any new service run to any new or proposed
structures within the subdivision.

10. The Final Map shall comply with the provisions of Site Development Permit
No. 524637.

Page 4 of 9



000 S 3 FProject No. 148904 : Attachment 18
TM No. 524641
INSERT APPROVAL DATE

11.

.Conformance with the "General Conditions for Tentative Subdivision Maps,"

filed in the Office of the City Clerk under Document No. 767688 on May 7, 1980,
is required. Only those exceptions to the General Conditions which are shown on
the tentative map and covered in these special conditions will be authorized:

All public improvements and incidental facilities shall be designed in accordance
with criteria established in the Street Design Manual, filed with the City Clerk as
Document No. RR-297376.

MAPPING

12. “Basis of Bearings” means the source of uniform orientation of all measured

13.

14.

bearings shown on the map. Unless otherwise approved, this source will be the
California Coordinate System, Zone 6, North American Datum of 1983 (NAD
83). .

“California Coordinate System” means the coordinate system as defined in
Section 8801 through 8819 of the California Public Resources Code. The
specified zone for San Diego County is “Zone 6,” and the official datum is the
“North American Datum of 1983.”

The Final Map shall:

a. Use the California Coordinate System for its “Basis of Bearing” and express

all measured and calculated bearing values in terms of said system. The angle
of grid divergence from a true median (theta or mapping angle) and the north
point of said map shall appear on each sheet thereof. Establishment of said
Basis of Bearings may be by use of existing Horizontal Control stations or
astronomic observations.

b. Show two measured ties from the boundary of the map to existing Horizontal
Control stations having California Coordinate values of Third Order accuracy
or better. These tie lines to the existing control shall be shown in relation to
the California Coordinate System (i.e., grid bearings and grid distances). All
other distances shown on the map are to be shown as ground distances. A
combined factor for conversion of grid-to-ground distances shall be shown on
the map.

SEWER

15. The Subdivider shall grant adequate sewer, and/or access easements, inéluding

vehicular access to each manhole, for all public sewer facilities that are not
located within public rights-of-way, satisfactory to the Metropolitan Wastewater
Department Director. Minimum easement width for sewer mains with manholes
is 20 feet. The easements shall be located within single lots.
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16.

17.

18.

19.

‘The Subdivider shall install all sewer facilities required by the accepted sewer

study, necessary to serve this development. Sewer facilities as shown on the
approved tentative map will require modification based on the accepted sewer
study.

The Subdivider shall design and construct all proposed public sewer facilities to
the most current edition of the City of San Diego's sewer design guide. Proposed
facilities that do not meet the current standards shall be private or re- designed.

Sewer lateral connections shall be made in accordance with Table 2-6 0f the City
of San Diego sewer design guide.

The Subdivider shall comply with all the comments required by the accepted
sewer study.

WATER

20.

21.

22,

23.

24,

The Subdivider shall install fire hydrants, if required, at locations satisfactory to
the Fire/Rescue Department, the Director of Public Utilities and the City
Engineer. -

If the Subdivider makes any request for new water facilities (inctuding services or
fire hydrants), then the Subdivider shall design and construct such facilities in
accordance with established criteria in the most current édition of the City of San
Diego Water Facility Design Guidelines and City regulations, standards and
practices pertaining thereto.

The Subdivider shall provide a letter to the Development Project Manager
agreeing to prepare CC&Rs for the operation and maintenance of all private water
facilities that serve or traverse more than a single unit or.lot.

The Subdivider agrees to design and construct all proposed public water facilities
in accordance with established criteria in the most current edition of the City of
San Diego Water Facility Design Guidelines and City regulations, standards and
practices pertaining thereto. Water facilities, as shown on the approved tentative
map may require medification to comply with standards.

It is the sole responsibility of the Subdivider for any damage caused to or by
public water facilities, adjacent to the project site, due to the construction
activities associated with this development. In the event any such facility loses
integrity then, prior to the issuance of any certificates of occupancy, the.
Subdivider shall reconstruct any damaged public water facility in a manner
satisfactory to the Director of Public Utilities and the City Engineer.
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PARK AND RECREATION

25. Prior to recording a final map, based upon a build-out of 412 units; the Subdivider
shall provide the equivalent of 2.03 acres of population-based park for Palladium
at Aero.

26. Prior to recording a final map, the Subdivider shall enter into a Park Development
Agreement for the design, construction, and reimbursement for the population-
based park requirements of the project.

GEOLOGY

27. Prior to the issuance of a grading permit, a geotechnical report shall be submitted
and approved by the City Engineer in accordance with the City of San Diego’s
Technical Guidelines for Geotechnical Reports.”

PLANNING

. 28. Prior to recording a Final Map, the Subdivider shall provide a valid
“Determination of No Hazard to Air Navigation” issued by the Federal Aviation

Administration (FAA).
TRANSPORTATION

29. Prior to recording of the final map, the Subdivider shall dedicate 14 feet of project
frontage along Aero Drive, satisfactory to the City Engineer.

30. Prior to recording of the final map, the Subdivider shall dedicate 0-5 feet of
- project frontage along Sandrock Road, satisfactory to the City Engineer.

31. Prior to recording of the final map, the Subdivider shall assure, by permit and
bond, the construction of a signalized intersection on Aero Drive at the project
driveway, with a 160 foot westbound left tumn lane, two through westbound lanes,
a left turn eastbound lane, two through and one through/right turn eastbound
lanes, with one inbound and two outbound lanes for the south leg, a 4 foot raised
median and appropriate pedestrian ramps at all four corners of the intersection,
satisfactory to the City Engineer.

32. Prior to recording of the final map, the Subdivider shall assure, by permit and
bond, the construction of an additional eastbound travel lane along the project
frontage along Aero Drive, including curbs, gutter and non-contiguous sidewalks,
closing all unused driveways, installing a R3-7 (Right Lane Must Turn Right) east
of the 12 foot driveway and installing driveways consistent with Regional
Standards drawing SDG-114 with bollards at the fire lane adjacent to the west
property line of the project and a 12 foot wide driveway at the exit only lane with
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33.

34.

a R3-1 sign facing towards the eastbound traffic and two R5-1 signs facing

. towards any southbound traffic satisfactory to the City Engineer.

Prior to recording of the final map, the Subdivider shall assure, by permit and
bond, the removal of the existing eastbound free right tum lane and construction
of an additional standard eastbound right tumn lane at the Aero Drive/Sandrock
Road intersection, including curbs, gutters, sidewalks, signal modifications and
appropriate pedestrian ramps at all four corners of the intersection, satisfactory to
the City Engineer.

Prior to recording of the final map, the Subdivider shall assure, by permit and
bond, the improvement of the project frontage along Sandrock Road, with curb,
gutter and sidewalks, install one driveway consistent with Regional Standards
drawing SDG-114 serving the fire lane and close all unused driveways
satisfactory to the City Engineer.

INFORMATION:

. The approval of this Vesting Tentative Man by the Council of the City of San

Diego does not authorize the Subdivider to violate any Federal, State, or City
laws, ordinances, regulations, or policies including but.not limited to, the Federal
Endangered Species Act of 1973 and any amendments thereto (16 . USC Section
1531 et seq.).

[f the Subdivider makes any request for new water and sewer facilities (including
services, fire hydrants, and laterals), then the Subdivider shall design and
construct such facilities in accordance with established criteria in the most current
editions of the City of San Diego water and sewer design guides and City
regulations, standards and practices pertaining thereto. Off-site improvements
may be required fo provide adequate and acceptable levels of service and will be
determined at final engineering.

Subsequent applications related to this Vesting Tentative Map will be subject to
fees and charges based on the rate and calculation method in effect at the time of

payment.

Any party on whom fees, dedications, reservations, or other exactions have been
imposed as conditions of approval of the Vesting Tentative Map, may protest the
imposition within 90 days of the approval of this Tentative Map by filing a
written protest with the City Clerk pursuant to California Government Code
Section 66020.

Where in the course of development of private property, public facilities are
damaged or removed the property owner shall at no cost to the City obtain the
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required permits for work in the public right-of-way, and repair or replace the
public facility to the satisfaction of the City Engineer. Municipal Code Section
142.0607.

PASSED AND ADOPTED BY THE COUNCIL OF THE CITY OF SAN DIEGO,
CALIFORNIA, ON HEARING DATE [IN CAPS].

APPROVED: NAME, City Attorney

By
NAME
Deputy City Attorney

ATTY/SEC. INITIALS
DATE

R- INSERT _
Reviewed by John S. Fisher
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(R-INSERT)
RESOLUTION NUMBER R-NUMBER

ADOPTED ON DATE

WHEREAS, Westcore Sandrock, LLC, Owner/Permittee, filed an application with the
City of San Diégo for a Site Development Permit [SDP] No. 524637 to subdivide and develop
412 apartment units and approximately 5,190 square feet of retail development known as the
Palladium at Aero project, located at 8655 Aero Drive. The project site is legally described as
Lots 3, 4 and 5 of Research Park Subdivision Addition, according to Map thereof No. 6386, filed

June 12, 1969, in the Kearny Mesa Community Plan area, in the IP-2-1 Zone which is proposed

to be rezoned to th and

' M-3-Q Zone;
WHEREAS, on INSERT DATE, the Planning Commission of the City of San Diego
considered SDP No. 524637, and pursuant to Resolution No. INSERT PLANNING COMM.
RESOLUTION NUMBER-PC voted to INSERT EITHER "recommend City Council approval of
the permit" OR "approved/denied the permit"; and
WHEREAS, the matter was set for public hearing on DATE, testimony having been
" heard, evidence having been subﬁitted, and the City Council having fully considered the matter
and being fully advised concerning the same; NOW, THEREFORE,
BE IT RESOLVED, by the Council of the City of San Diego, that it adopts the following
findings with respect to SDP No. 524637:
Site Development Permit - §126.0504
A. Findings for all Site Development Permits
1. The proposed development will not adversely affect the applicable land use

plan. The Palladium at Aero project will develop 7.69 acres within the Kearny Mesa
community with 412 multiple family dwelling units and approximately 5,190 square feet
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of commercial development. The proposed uses on the site will be consistent with the
Kearny Mesa Community Plan, with the concurrent approval of the rezone and
community plan amendment associated with the permit. The proposed 412 dwelling unit
project implements the Land Use Plan by developing a High density development
consistent with the RM-3-9 Zone and Kearny Mesa Community Plan Land use
designation of High Residential within the density range of 45 to 74 dwelling units per
acre. The project also includes a commercial element of 5,190 square-feet consistent with
the accessory uses allowed by the RM 3-9 zone. The project will assist in the
preservation and enhancement of the Keamy Mesa community as an employment center
by removing outdated and functionally obsolete buildings and developing a feasible and
marketable residential development which will provide affordable and workforce housing
consistent with the zone and land use plan. The project will also pay its fair share fees for
fire services and park facilities.

Being determined the project is consistent with the General Plan and Kearny Mesa
Community Plan, the proposed development will not adversely affect the General Plan
and Kearny Mesa Community Plan.

2. The proposed development will not be detrimental to the public health, safety,

and welfare. The Palladium at Aero project will develop 7.69 acres within the Kearny

Ml mmiaasansram ide s s tla ATV wmnsaTdieml~ £ +Tur A 11, T "
VIS5a COMIMUNITY Wiln 41« MuntipiC iaiiiiy GwWeuiig unis and apprcx:mately 5,190

square feet of retail development. The proposed development requires a Site

.Development Permit and will contribute its fair share cost towards construction of

improvements in the Kearny Mesa community and also make contributions to the Serra
Mesa community. The proposed development will enter into a Maintenance Agreement
for the ongoing permanent BMP maintenance; will comply with all requirements of State
Water Resources Control Board (SWRCB) Order No. 99-08 DWQ and the Municipal
Storm Water Permit, Order No. 2001-01(NPDES General Permit No. CAS000002 and
CASO0108758), Waste Discharge Reguirements for Discharges of Storm Water Runoff
Associated With Construction Activity; and will provide a geotechnical report in
accordance with the City of San Diego’s Technical Guidelines for Geotechnical Reports
for the review and approval by the City Engineer. All structures constructed on the 7.69
acre property will be reviewed by professional staff for compliance with all relevant and
applicable building, electrical, mechanical and fire codes to assure the structures will
meet or exceed the current regulations. The project will also pay its fair share fees for fire
services and park facilities. As such the proposed development will not be detrimental to
the public health, safety, and welfare.

3. The proposed development will comply with the applicable regulations of the
Land Development Code. The Palladium at Aero project will develop 7.69 acres within
the Kearny Mesa community with 412 multiple family dwelling units and approximately
5,190 square feet of retail development. The proposed development complies with the
regulations of the RM-3-9 Zone and site-specific development regulations for the
Palladium at Aero parcels, as allowed through the approval of three deviations with a Site
Development Permit. Specific conditions of approval require the continued compliance
with all relevant regulations of the City of San Diego effective for this site and have been
written as such into Site Development Permit No. 524637. Development of the property
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will meet all requirements of all relevant regulations. Concept plans for the project
identify all other development criteria in effect for the site. All relevant regulations shall
be complied with at all times for the life of the project. In these ways the proposed
development will comply with the applicable and relevant regulations of the Land
Development Code.

M. Supplemental Findings--Deviations for Affordable/In-Fill Housing Projects and
Sustainable Buildings

1. The proposed development will materially assist in accomplishing the goal of
providing affordable housing opportunities in economically balanced communities
throughout the City, and/or the proposed development will materially assist in
reducing impacts associated with fossil fuel energy use by utilizing alternative
energy resources, seif-generation and other renewable technologies (e.g.
photovoltaic, wind, and/or fuel cells) to generate electricity needed by the building
and its occupants. With the approval and construction of proposed project for 412
apartment units, forty-two apartment units, or ten percent of the total dwelling units
provided, would be set aside as affordable to persens earning no more than sixty-five

- percent of the average median income through the imposition of conditions of approval

+ and an affordable housing agreement between the owner and the San Diego Housing

- Commission. In addition to the 370 apartment units available for rent 2t market rates, the
forty-two apartments restricted through the agreement with the Housing Commission will
add to the availability of affordable work-force housing in the community and in the City
at large. The affordability of work-force housing is a critical issue affecting the long-term
health of the local and regional economy. The addition of forty-two new housing units at
terms and prices affordable to those persons within the economic range of sixty-five
percent average median income will assist the City to remain economically healthy and
vibrant. Further, the addition of the remaining 370 apartment units rented at market rates
will also assist in achieving the goal of economic health and provide much needed
housing at a time when the City Council has declared there to be a housing crisis.

2. The development will not be inconsistent with the purpose of the underlying
zone. The proposed project will be conststent with the purpose of the RM-3-9 Zone
which allows for residential development at the proposed density, building height,
parking ratio, site improvements and landscaping together with the approximately 5,190
square feet of commercial retail space as an accessory use. The deviations required to
approve the architectural and site design for the proposed project will result in a better
design by allowing for additional architectural features, site design and an alternative to
trees on the top level of a parking garage to create a positive effect in the neighborhood,
community and City at large. The deviations which allow an alternative to the tree
spacing requirement on the top level of a parking structure roof deck and the minimum
street side yard setback will be superior than by meeting the exact requirement of the
zoning regulations, see Finding M.3 below.

3.  Any proposed deviat-ions are appropriate for this location and will result in a
more desirable project than would be achieved if designed in strict conformance
with the development regulations of the applicable zone. The project will include
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three deviations; 1) to allow the building’s northeast tower corner to exceed the
maximum height of the RM-3-9 Zone; 2) to allow an alternative to landscape
requirements the planting of trees on the roof deck of the parking structure in the vehicle
use-area; and 3) to allow the building to observe a street side setback along Aero Drive
less than required by the RM-3-9 Zone. The RM-3-9 Zone allows a maximum height of
sixty feet. The northeast corner of the building will be sixty-three feet one inch.. The
deviation to allow an increase to the building height in a specific and limited location will
add visual interest to the structure and improve the esthetics of the neighborhood. The
tower element in this location will provide visual relief and architectural interest. The
deviation on the parking structure is to allow the construction of shade tent structures for
all parking spaces located on the top deck of the parking structure rather than providing
trees in raised containers to meet the tree distribution in parking lots required by the City-
wide Landscape Regulations. The purpose of providing trees within parking lots is to
shade the pavement and thereby reduce the heat island effect of large expanses of
pavement and to improve the aesthetics of parking lots by including living tress. Shade
tent structures will provide a superior quantity of shading on the parking structure deck
when compared to living trees in this location. Trees installed in containers on the top
deck of the parking structure will not attain a height and or breadth capable of providing
an equivalent amount of shade as will be permanently provided by shade tent structures.
The shade tent structures will also reduce the water consumption necessary to support the
project. The RM-3-9 Zone requires a street side yard setback along Aero Drive of ten
percent of the lot width or a minimum of forty-six feet six inches. The project will
provide a minimum of thirty feet. The street side yard setback along Aero Drive is
consistent with other existing buildings on Aero Drive at a minimum setback of thirty
feet. In addition, a significant portion of the building will be setback substantially more
than forty-six feet six inches. The project is required to provide a third east-bound travel
lane on Aero Drive and increase the curb to property line distance from the existing ten
feet to fifteen feet. These project requirements creaie the need for a set back deviation.

In addition, the project will observe a fifty foot rear yard setback on the southern property
line which is forty-five feet above the minimum required by the RM-3-9 Zone. This
increase of rear yard setback will serve as a physical and visual buffer from the adjacent
single-family homes. The setback deviation along Aero Drive will inject additional
visual and pedestrian interest to the streetscape and results in a shift of the building
further to the north of the existing single-family neighbors. The RM-3-9 Zone requires a
front yard setback along Sandrock Road of twenty feet for fifty percent of the building
face and the remainder of the building may be setback at ten feet. The project proposes a
twenty foot front yard setback along forty-nine percent of the frontage and less than
twenty feet for the remaining fifty-one percent of the frontage. The setback deviation
along Sandrock Road would increase the visual interest of the streetscape and results in
greater articulation of the building on the site. ‘

In addition to the 370 apartment units available for rent at market rates, the forty-two
apartments restricted through the agreement with the Housing Commission will add to the
availability of affordable work-force housing in the community and in the City at large.
The affordability of work-force housing is a critical issue affecting the long-term health of
the local and regional economy. The addition of forty-two new housing units at terms

and prices affordable to those persons within the economic range of sixty-five percent
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average median income will assist the City to remain healthy and vibrant economically.
Further, the addition of the remaining 370 apartment units rented at market rates will also
assist in achieving the goal of economic health. As a result of the approved deviations
and other design features of the project, the proposed project will conform to the overall
policies, regulations and purpose and intent of the Site Development regulations. The
design will result in a more desirable project for the City and the community than would
be realized through the strict application of the RM-3-9 Zone development regulations at

this location.

The above findings are supported by the minutes, maps and exhibits, all of which are

3

herein incorporated by reference.

BE IT FURTHER RESOLVED, that the recommendation of the Planning Commission is
sustained, and Site Development Permit No. 524637 is granted to Westcore Sandrock, LLC,

Owner/Permittee, under the terms and conditions set forth in the permit attached hereto and made

a part hereof.

APPROVED: MICHAEL AGUIRRE, City Attorney

By

NAME
Deputy City Attorney

ATTY/SEC. INITIALS
"DATE

Or.Dept:Clerk

R-INSERT

Form=permitr.frm(61203wct)

Reviewed by John S. Fisher
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RECORDING REQUESTED BY
CITY OF SAN DIEGO

DEVELOPMENT SERVICES
PERMIT INTAKE, MAIL STATION 501

WHEN RECORDED MAIL TO
PROJECT MANAGEMENT
PERMIT CLERK
MAIL STATION 501

SPACE ABOVE THIS LINE FOR RECORDER'S USE
JOB ORDER NUMBER: 430078

Site Development Permit No. 524637
PALLADIUM AT AERO - PTS#148904 [MMRP]
City Council

This Site Development Permit No. 524637 is granted by the Council of the City of San Diego to
WESTCORE SANDROCK, LLC, a Delaware limited liability company, Owner/Permittee,
pursuant to San Diego Municipal Code [SDMC] section 1260504, 1519.0202. The 7.69 acre

site is located at 8655 Aero Drive within the RM-3-9 Zone (formerly IP-2-1 Zone} of the Kearny
Mesa Community Plan. The project site is legally described as Lots 3, 4 and 5 of Research Park
Subdivision Addition, according to Map thereof No. 6386, filed June 12, 1969.

Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner/Permittee to subdivide and develop 412 apartment units and 5,190 square feet of retail
development for eating and drinking establishments, described and identified by size, dimension,
quantity, type, and location on the approved exhibits [Exhibit “A”] dated '

[INSERT Approval Date] , on file in the Development Services Department.

The project shall include:

a. The subdivision and development of 412 apartment units and approximately 5,190
square feet of retail development as accessory uses to the primary use;

b. The project is approved with three deviations; 1) to allow the building’s northeast tower
corner to exceed the maximum height of the RM-3-9 Zone at sixty-three feet one inch;
2) to allow the construction of shade tent structures for all parking spaces located on the
top deck of the parking structure rather than providing trees in raised containers to meet .
the tree distribution in parking lots required by the City-wide Landscape Regulations;
and 3) to allow a minimum street side yard setback of thirty feet along Aero Drive.

c. Landscaping (planting, irmigation and landscape related improvements);

d. Off-street parking;
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e. Accessory improvements determined by the Development Services Department to be
consistent with the land use and development standards in effect for this site per the
adopted community plan, California Environmental Quality Act Guidelines, public and
private improvement requirements of the City Engineer, the underlying zone(s),

- conditions of this Permit, and any other applicable regulations of the SDMC in effect
for this site.

STANDARD REQUIREMENTS:

1. This permit must be utilized within thirty-six (36} months after the date on which all rights
of appeal have expired. Failure to utilize and maintain utilization of this permit as described in
the SDMC will automatically void the permit unless an Extension of Time has been granted.
Any such Extension of Time must meet all SDMC requirements and applicable guidelines in
affect at the time the extension is considered by the appropriate decision maker.

2. No permit for the construction, occupancy or operation ofany facility or improvement
described herein shall be granted, nor shall any activity authorized by this Permit be conducted
on the premises until:

a.  The Owner/Permittee signs and returns the Permit to the Development Services
Department; and

b.  The Permit is recorded in the Office of the San Diego County Recorder.

3. Unless this Permit has been revoked by the City of San Diego the property included by
reference within this Permit shall be used only for the purposes and under the terms and
conditions set forth in this Permit unless otherwise authorized by the Development Services
Department.

4.  This Permit is a covenant running with the subject property and shall be binding upon the
Owner/Permittee and any successor or successors, and the interests of any successor shall be
subject to each and every condition set out in this Permit and all referenced documents.

5.  The continued use of this Permit shall be subject to the regulations of this and any other
applicable governmental agency.

6. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee
for this permit to violate any Federal, State or City laws, ordinances, regulations or policies
including, but not limited to, the Endangered Species Act of 1973 [ESA] and any amendments
thereto (16 U.S.C. § 1531 et seq.).

7. The Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is
informed that to secure these permits, substantial modifications to the building and site

" improvements to comply with applicable building, fire, mechanical and plumbing codes and
State law requiring access for disabled people may be required.
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8.  Construction plans shall be in substantial conformity to Exhibit “A.” No changes,
modifications or alterations shall be made unless appropriate application(s) or amendment(s) to
this Permit have been granted. '

9. All of the conditions contained in this Permit have been considered and have been
determined to be necessary in order to make the findings required for this Permit. It is the intent
of the City that the holder of this Permit be required to comply with each and every condition in
order to be afforded the special rights which the holder of the Permit is entitled as a result of
obtaining this Permit.

In the event that any condition of this Permit, on a legal challenge by the Owner/Permittee
of this Permit, is found or held by a court of competent jurisdiction to be invalid, unenforceable,
or unreasonable, this Permit shall be void. However, in such an event, the Owner/Permittee shall
have the right, by paying applicable processing fees, to bring a request for a new permit without
the “invalid” conditions(s) back to the discretionary body which approved the Permit for a
determination by that body as to whether all of the findings necessary for the issuance of the
proposed permit can still be made in the absence of the “invalid” condition(s). Such hearing
shall be a hearing de novo and the discretionary body shall have the absolute right to approve,
disapprove, or modify the proposed permit and the condition(s) contained therein.

10. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents,

. officers, and employees from any and all claims, actions, proceedings, damages, judgments, or
costs, inciuding attorney’s fees, against the City or its agents, ofticers, or employees, including,
but not limited to, any to any action to attack, set aside, void, challenge, or annul this
development approval and any environmental document or decision. The City will promptly
notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend,
indemnify, and hold harmiess the City or its agents, officers, and employees. The City may elect
to conduct its own defense, participate in its own defense, or obtain independent legal counsel mn
defense of any claim related to this indemnification. In the event of such election,
Owner/Permittee shall pay all of the costs related thereto, including without limitation reasonable
attorney’s fees and costs. In the event of a disagreement between the City and Owner/Permittee
regarding litigation issues, the City shall have the authority to control the litigation and make
litigation related decisions, including, but not limited to, settlement or other disposition of the
matter. However, the Owner/Permittee shall not be required to pay or perform any settlement
unless such settlement is approved by Owner/Permittee.

ENVIRONMENTAL/MITIGATION REQUIREMENTS:

11.  Mitigation requirements are tied to the environmental document, specifically the
Mitigation, Monitoring, and Reporting Program (MMRP). These MMRP conditions are
incorporated into the permit by reference or authorization for the project

12.  The mitigation measures specified in the Mitigation Monitoring and Reporting Program,
and outlined in Mitigated Negative Declaration No. 148904 shall be noted on the construction
plans and specifications under the heading ENVIRONMENTAL/MITIGATION
REQUIREMENTS.
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13. The Owner/Permittee shall comply with the Mitigation, Monitoring, and Reporting
Program (MMRP) as specified in Mitigated Negative Declaration No. 148904, satisfactory to the
Development Services Department and the City Engineer. Prior to issuance of the first grading
permit, all conditions of the MMRP shall be adhered to, to the satisfaction of the City Engineer.
All mitigation measures as specifically outlined in the MMRP shall be 1mplemented for the
following issue areas:

Health and Public Safety
Public Utilities (Waste Management)

14. Prior to issuance of any construction permit, the Owner/Permittee shall pay the Long Term
Monitoring Fee in accordance with the Development Services Fee Schedule to cover the City’s
costs associated with implementation of permit compliance monttoring.

AFFORDABLE HOUSING REQUIREMENTS:

15. Prior to issuance of the first residential building permit, the Owner/Permittee shall enter
into an Agreement with the San Diego Housing Commission to ensure compliance with the
affordable housing requirements of the Inclusionary Housing Ordinance and Procedures Manual.

ENGINEERING REQUIREMENTS:

16. Prior to the building occupancy, the Owner/Permittee shall enter into a Maintenance
Agreement for the ongoing permanent BMP maintenance.

17.  Prior to the issuance of any construction permits, the Owner/Permittee shall incorporate any
construction Best Management Practices necessary to comply with Chapter 14, Article 2,
Division 1, Grading Regulations, of the San Diego Municipal Code, into the construction plans
or specifications.

18. Prior to the issuance of any construction permits, the Owner/Permittee shall incorporate and
show the type and location of all post-construction Best Management Practices (BMP's) on the
final construction drawings, in accordance with the approved Water Quality Technical Report.

19. The Site Development Permit shall comply with the conditions of the Vesting Tentative
Map No. 524641.

20. Prior to the issuance of any construction permits, the Owner/Permittee shall assure by
permit and bond the replacement of existing curb and gutter with City Standard curb and gutter,
adjacent to the site on Aero Drive and Sandrock Road, satisfactory to the City Engineer.

21. The drainage system proposed for this development is private and subject to approval by
the City Engineer.

22.  All driveways and curb openings shall comply with City Standard Drawings G-14B, G-16
and SDG-100.
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23. Prior to building occupancy, the Owner/Permittee shall obtain an Encroachment
Maintenance and Removal Agreement, for enhanced pavement and curb outlets.

24. Prior to the issuance of a building permit the Owner/Permittee shall obtain a grading permit
for the grading proposed for this project. All grading shall conform to requirements in
accordance with the City of San Diego Municipal Code in a manner satisfactory to the City
Engineer. -

25. Development of this project shall comply with all requirements of State Water Resources
Control Board (SWRCB) Order No. 99-08 DWQ and the Municipal Storm Water Permit, Order
No. 2001-01(NPDES General Permit No. CAS000002 and CAS0108758), Waste Discharge
Requirements for Discharges of Storm Water Runoff Associated With Construction Activity. In
accordance with said permit, a Storm Water Pollution Prevention Plan (SWPPP) and a
Monitoring Program Plan shall be implemented concurrently with the commencement of grading
activities, and a Notice of Intent (NOI) shall be filed with the SWRCB.

26. A copy of the acknowledgment from the SWRCB that an NOI has been received for this
project shall be filed with the City of San Diego when received; further, a copy of the completed
NOI from the SWRCB showing the permit number for this project shall be filed with the City of
San Diego when received. In addition, the owner(s) and subsequent owner(s) of any portion of
the property covered by this grading permit and by SWRCB Order No. 99 08 DWQ, and any
subsequent amendments thereto, shall comply with special provisions as set forth in SWRCB
Order No. 99 08 DWQ.

27. Whenever street rights-of-way are required to be dedicated, it is the responsibility of the
Owner/Permittee to provide the right-of-way free and clear of all encumbrances and prior
casements. The Owner/Permittee must secure “‘subordination agreements” for minor distribution
facilities and/or “joint-use agreements™ for major transmission facilities.

28. Pnior to the issuance of any construction permits, the Owner/Permittee shall assure by
permit and bond the construction of non-contiguous sidewalk adjacent to the site on Aero Drive
and Sandrock Road, satisfactory to the City Engineer.

~29. Prior to the issuance of grading permits, a geotechnical investigation report shall be
required that specifically addresses the proposed grading plans and cites the City’s Account
Number and Drawing Number. The geotechnical investigation shall provide specific
geotechnical grading recommendations and include geotechnical maps, using the grading plan as
a base, that depict recommended location of subdrains, location of outlet headwalls, anticipated
removal depth, anticipated over-excavation depth, and limits of remedial grading.

30. Prior to building permit issuance, the Owner/Permittee shall dedicate additional right-of-
way as needed to achieve a io [5-foot parkway on Sandrock Road along the subdivision's

frontage, satisfactory to the City Engineer,

31. Prior to building permit issuance, the Owner/Permittee shall dedicate 14 feet along the
subdivision's frontage on Aero Drive, to the satisfaction of the City Engineer.
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32. Prior to the issuance of any construction permits, the Owner/Permittee shall assure by
permit and bond the installation of a 250-Watt high-pressure sodium (HPS) street light along the
property frontage on Sandrock Road, and the relocation and upgrading of the existing street
lights to 250 HPS on the Aero Drive frontage, to conform to the City’s Street Design Manual to
the satisfaction of the City Engineer.

33. Inthe event that the existing street light poles, luminaires and appurtenances cannot be
satisfactorily relocated, as determined in the sole discretion of the City Engineer, new street
lights may be required and shall be the responsibility of the Owner/Permittee.

34. Prior to the issuance of any construction permits, the Owner/Permittee shall assure by
permit and bond the installation of City Standard curb ramps, along the project frontage at the
corner of Aero Drive and Sandrock Road, satisfactory to the City Engineer.

LANDSCAPE REQUIREMENTS:

35. Prior to issuance of construction permits for public right-of-way improvements, the
Owner/Permittee shall submit complete landscape construction documents for right-of-way
improvements to the Development Services Department for approval. Improvement plans shall
indicate an area equal to forty square foot area around each tree which is unencumbered by -
utilities. Driveways, utilities, drains, water and sewer laterals shall be designed so as not to
prohibit the placement of street trees.

36. Prior to issuance of any construction permits for any buildings, the Owner/Permittee shall
submit complete landscape and irrigation construction documents consistent with the Land
Development Manual, Landscape Standards to the Development Services Department for
approval. The construction documents shall be in substantial conformance with Exhibit “A.”

37. Prior to issuance of any Certificate of Occupancy, it shall be the responsibility of the
Owner/Permittee to install all required landscape and obtain all required landscape inspections. A
“No Fee” Street Tree Permit shall be obtained for the installation, establishment, and on-going
maintenance of all street trees.

38, The Owner/Permittee shall maintain all landscape in a disease, weed and litter free
condition at all times. Severe pruning or “topping” of trees is not permitted. The trees shall be
maintained in a safe manner to allow each tree to grow to its mature height and spread.

39. The Owner/Permittee shall be responsible for the maintenance of all landscape
improvements in the right-of-way consistent with the Land Development Manual, Landscape
Standards unless long-term maintenance of said landscaping will be the responsibility of a
Landscape Maintenance District or other approved entity. In this case, a Landscape Maintenance
Agreement shall be submitted for review by a Landscape Planner.

40. If any required landscape, including existing or new plantings, hardscape, landscape
features, or other landscape improvements, indicated on the approved construction document
plans is damaged or removed during demolition or construction, the Owner/Permittee shall be
responsible to repair and/or replace any landscape in kind and equivalent size per the approved
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documents to the satisfaction of the Development Services Department within 30 days of damage
or prior to issuance of a Certificate of Occupancy.

PARK AND RECREATION REQUIREMENTS:

| 41. Prior to issuance of any building permits, the Owner/Permittee shall make a contribution
of $4,503,050 in lieu of the park portion of the Kearny Mesa Development Impact Fee to satisfy
the project’s 2.03 acre population-based park requirement.

PLANNING/DESIGN REQUIREMENTS:

42. No fewer than 763 parking spaces (742 required) shall be permanently maintained on the
site within the approximate location shown on the project's Exhibit “A”, which includes 14
disabled accessible spaces (10 required) per CBC Chapter 11A, Section 1118A. Additionally, a
minimum of 48 motorcycle (41 required) and 196 bicycle spaces (185 required) shall be provided
on site. Additionally, 2 minimum of three (3) Off-street Loading spaces shall be provided on
‘'site. Further, all on-site parking stalls and aisle widths shall be in compliance with requirements
of the City's Land Development Code, and shall not be converted and/or utilized for any other
purpose, unless otherwise authorized in writing by the Director of Developiment Services
Department.

43. A topographical survey conforming to the provisions of the SDMC may be required if it is
determined, during construction, that there may be a conflict between the building(s) under
construction and a condition of this Permit or a regulation of the underlying zone. The cost of
any such survey shall be borne by the Owner/Permittee.

44. All signs associated with this development shall be consistent with sign criteria established
by the City-wide sign regulations. :

45.  All private outdoor lighting shall be shaded and adjusted to fall on the same premises
where such lights are located and in accordance with the applicable regulations in the SDMC.

46.  Prior to the 1ssuance of any building permits, the Owner/Permittee shall submit

_ construction plans indicating a fence of wood construction immediately adjacent to the southerly
property line and shall not construct a six foot high wall at the top of the slope, satisfactory to the
Development Services Depariment. The fence to be located on the property line shall be nine
feet high with six feet of solid wood and three feet of wood with 50% open.

47.  Prior to the issuance of any building permits, the Owner/Permittee shall submit
construction plans indicating construction of the twenty-six foot wide emergency access lane on
the south side of the project with a minimum of 75% grasscrete or equivalent planted with turf
and maintained at no higher than two inches, satisfactory to the Development Services and Fire
Departments.

48.  Prior the issuance of any building permits, the Owner/Permittee shall submit constructions
plans indicating all first floor patios include open fencing if the fence is over four feet high.
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49.  Prior to issuance of any building permits, the Owner/Permittee shall provide a valid
“Determination of No Hazard to Air Navigation” issued by the Federal Aviation Administration (FAA).

WASTEWATER REQUIREMENTS:

50. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit
and bond, the design and construction of all public sewer facilities necessary to serve this
development.

51. Al proposed on-site sewer facilities shall be private.

52. No structures or landscaping, including private sewer facilities and enhanced paving, shall
be installed in or over any easement prior to the Owner/Permittee obtaining a Maintenance and
Encroachment Maintenance and Removal Agreement.

53. No trees or shrubs exceeding three feet in height at maturity shall be installed within ten
feet of any public sewer facilities. '

54. All proposed private sewer facilities located within a single lot shall be designed to meet
the requirements of the California Uniform Plumbing Code and will be reviewed as part of the
building permit plan check.

WATER REQUIREMENTS:

55. The Owner/Permittee shall install a water service or services, including backflow
prevention devices, outside of any driveway or drive aisle, and remove any existing unused water
services within the Aero Drive right-of-way adjacent to the project site, in a manner satisfactory
to the Director of Public Utilities and the City Engineer.

56. Prior to the issuance of any building permits, the Owner/Permittee shall apply for plumbing

permits for the installation of appropriate private back flow prevention devices on all proposed

water services to the development, including all domestic, fire and irrigation services, in a

manner satisfactory to the Cross Connection Control Group, the Director of Public Utilities and
.. the City Engineer. ‘

57. Prior to the issuance of any certificates of occupancy, public water facilities necessary to
serve the development, including water meters, services and back{low prevention devices, shall
be complete and operational in a manner satisfactory to the Director of Public Ultilities and the
City Engineer. :

58. All on-site water facilities shall be private including domestic, fire and irrigation systems.

59. The Owner/Permittee shall provide a letter to the Development Project Manager agreeing to
prepare CC&Rs for the operation and maintenance of all private water facilities that serve or
traverse more than a single unit or lot.

60. The Owner/Permittee agrees to design and construct all proposed public water facilities,
including fire hydrants, in accordance with established criteria in the most current edition of the
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City of San Diego Water Facility Design Guidelines and City regulations, standards and practices
pertaining thereto. Water facilities as shown on the approved plans shall be modified at final
engineering to comply with standards. '

61. Itis the sole responsibility of the Owner/Permittee for any damage caused to or by public
water facilities, adjacent to the project site, due to the construction activities associated with this
development. In the event any such facility loses integrity then, prior to the issuance of any
certificates of occupancy, the Owner/Permittee shall reconstruct any damaged public water
facility in a manner satisfactory to the Director of Public Utilities and the City Engineer.

GEOLOGY REQUIREMENTS:

62. Pror to the issuance of any construction permits, the Owner/Permittee shall provide
additional geotechnical information for the review and approval of the City Geologist,
satisfactory to the City Geologist and Development Services Department.

FIRE REQUIREMENTS:
63. Prior to the issuance of any building permits, the Owner/Permittee shall pay the fire portion
of the Development Impact Fee at a rate of $137 per dwelling unit and $137 per every 1,000

square feet of non residential development. This fee is assessed as the fair share contribution
toward Fire services in the Kearny Mesa community.

INFORMATION ONLY:

e Any party on whom fees, dedications, reservations, or other exactions have been imposed
as conditions of approval of this development permit, may protest the imposition within
ninety days of the approval of this development permit by filing a written protest with the

- City Clerk pursuant to California Government Code §66020.

» This development may be subject to impact fees at the time of construction permit issuance

APPROVED by the Council of the City of San Diego on [date and resolution number] .
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Permit Type/PTS Approval No.: SDP No. 524637
Date of Approval:

AUTHENTICATED BY THE DEVELOPMENT SERVICES DEPARTMENT

Kelly Broughton
Director
Development Services

NOTE: Notary acknowledgment
must be attached per Civil Code
section 1180 et seq.

The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder.

WESTCORE SANDROCK, LLC, a Delaware
limited liability company
Owner/Permittee

By

NAME
TITLE

WESTCORE SANDROCK, LLC, a Delaware
limited liability company
Owner/Permittee

By

NAME
TITLE

NOTE: Notary acknowledgments
must be attached per Civil Code
section 1180 et seq.
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(O-INSERT~)

ORDINANCE NUMBER O- (NEW SERIES)

ADOPTED ON

AN ORDINANCE OF THE COUNCIL OF THE CITY OF SAN
DIEGO CHANGING 9.32 ACRES LOCATED AT 8655 AERO
DRIVE, WITHIN THE KEARNY MESA COMMUNITY PLAN
AREA, IN THE CITY OF SAN DIEGO, CALIFORNIA, FROM
THE IP-2-1 ZONE INTO THE RM-3-9 ZONE, AS DEFINED BY
SAN DIEGO MUNICIPAL CODE SECTION 131.0406; AND
REPEALING ORDINANCE NO. O-18478 (NEW SERIES),
ADOPTED APRIL 7, 1998, OF THE ORDINANCES OF THE
CITY OF SAN DIEGO INSOFAR AS THE SAME CONFLICT
HEREWITH.

BE IT ORDAINED, by the Council of the City of San Diego, as follows:

Section 1. That 9.32 acres located at 8655 Aero Drive, and legally described as Lots 3, 4
and 5 of Résearch Park Subdivision Addition, according to Map thereof No. 6386, filed June 12,
1969, in the Kearny Mesa Community Plan area, in the City of San Diego, California, as shown

on Zone Map Drawing No. B-4268, filed in the office of the City Clerk as Document No. OO-

are rezoned from the [P-2-1 Zone into the RM-3-9 Zone, as the zone is described

‘and defined by San Diego Municipal Code Chapter 13 Article 1 Division 4. This action amends
the Official Zoning Map adopted by Resolution R-301263 on February 28, 2.006.

Section 2. That Ordinance No. O-18478 (New Series) adopted April 7, 1998, of the
ordinances of the City of San Diego is repealed insofar ‘as the same conflict with the rezoned uses
of the land. |

Section 3. That a full reading of this ordinance is dispensed with prior to its final passage,
a written or printed copy having been available to the City Council and the public a day prior to

its final passage.
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Section 4. This ordinance shall take effect and be in force on the thirtieth day from and
after its passage, and no building permits for development inconsistent with the provisions of this
ordinance shall be issued unless application therefor was made prior to the date of adoption of

this ordinance.

APPROVED: MICHAEL AGUIRRE, City Attorney

By

Shirley Edwards
Deputy City Attorney

Initials~
Date~
Or.Dept: INSERT~

MNona N~ 1ACONA
AR LWL ATO U

O-INSERT~ :
Form=inloto.frm(61203wct)
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Palladium at Aero — Project Plans

(available under separate cover)
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PROJECT DATA SHEET

PROJECT NAME:;: Palladium at Aero — Project 148904

PROJECT DESCRIPTION: | Demolition of existing warehouse buildings and
construction of 412 residential units, and approximately
5,190 square feet of commercial retail space.

COMMUNITY PLAN Kearny Mesa

AREA:

DISCRETIONARY Rezone, General and Community Plan Amendment, Site
ACTIONS: : Development Permit, and Vesting Tentative Map.

COMMUNITY PLAN LAND | High Density Residential (45-74 du/ac)
USE DESIGNATION:

ZONING INFORMATION:
ZONE: RM-3-9
HEIGHT LIMIT: 60 feet
LOT SIZE: 7,000 square feet
FLOOR AREA RATIO: 2.70
FRONT SETBACK: 20’0” standard, 10°0” minimum
SIDE SETBACK: 46°6”, 10 % of width
STREETSIDE SETBACK: 46’6, 10% of width
REAR SETBACK: 5°0”
PARKING: 744 parking spaces required, 753 parking spaces proposed.

LAND USE EXISTING LAND USE .
: DESIGNATION &
ADJACENT PROPERTIES: | ZONE
Airport & Unzoned Montgomery Field Airport
NORTH:
Low Density Single Dwellings
SOUTH: | Residential & RS-1-7° '
Industrial & IP-2-1 Commercial Office
EAST:
Industrial & IP-2-1, Commercial
WEST: ‘ Office/Warehouse
1. Deviation from LDC Section 131.0431(e) to allow
DEVIATIONS OR maximum structure height of 63°1” where 60°0”
VARIANCES REQUESTED: is allowed in the RM-3-9 Zone.
2. Deviation from LDC Section 131.0431(e) to allow
a street side setback of 30°0” where 46’6 is
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required.

3. Deviation from LDC Section 142.0406(a) and
Table 142-04D to allow vehicular use area to be -
shaded with tent shade structures in lieu of trees
where one tree is required within 30 feet of each
parking space.

COMMUNITY PLANNING
GROUP
RECOMMENDATION:

The Kearny Mesa Planning Group voted, on September
17, 2008, 7:1:1 to approve the proposed actions. The
Serra Mesa Community Planning Group voted, on
September 18, 2008, 10:1:0 to deny the proposed actions.
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TABLE 1

RECOMMENDED LAND USE PLAN - ACREAGE ALLOCATIONS*
Land Use Acres
Industrial
Industrial and Business Park +000-netae: 1,649 net ac.
Specific Plan Area
StoneCrest 318 gross ac.
New Century Center 244 gross ac.
Commercial
General Commercial 473 net ac.
Mixed Use Commercial/Residential 60 net ac.
Residential
Single-Family Residential 22 net ac.
Multi-Family Residential 19 net-ae- 26 net ac.
Park and Recreation
Community Park 44 gross ac.
Open Space 121 gross ac.
Government / Public Facilities
Fire Station 5 net ac.
Police Station 11 net ac.
County Sites 77 net -
General Aviation Airport 539 gross ac.
(includes airport-related commercial)
Utility
San Diego Gas & Electric 18 net ac.
Total Acreage 3,607
*Notes:

* All acreages except StoneCrest acreage are derived from parcel maps of County

of San Diego Assessor’s Office.

» Net Acreage Excludes Public Streets.

e All Acreages have been rounded to whole numbers.

¢ To calculate street acreage, a rule of thumb is to assume that streets comprise 10-
15% of the land for urbanized areas such as Kearny Mesa.

-12-
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Most of the area south of Aero Drive and west of the Serra Mesa-Keamny Mesa
Branch Library is industrially designated but includes a variety of other uses such
as office and various industrial uses. The abutting or adjacent uses in Serra Mesa
include residential, an elementary school and a neighborhood park. In view of
these largely conflicting uses, there may be other more appropriate land use
designations for this area of Kearny Mesa. The updated West Aero Drive Land
Use Study (September, 2008) provides background information to assist in the
analysis of future community plan amendments and/or a community plan update.
Redevelopment should include upgrading the property to meet current
development standards including landscaping and signage regulations.
Industrially designated land should achieve and maintain lot sizes that allow the
full range of development recommended by this Plan.

Development should be reviewed for consistency with adopted airport policies,
such as those set forth in the comprehensive land use plans of Montgomery Field
and Miramar Naval Air Station.

A business-serving hotel should be permitted to locate in the industrially-
designated area on Murphy Canyon Road between Balboa Avenue and Aero
Drive to accommodate business travelers.

RECOMMENDATIONS

Implementing Zones

Establish the following zoning for industrially-designated areas:

Rezone industrially designated properties which are currently zoned M-1A to M-
1B in order to prevent new commercial retail use from locating on industrially
designated property.

Retain the M-1B and M-1P zones on industrally designated properties to
encourage industrial and business park developments in such areas.

Encourage the provision of M-LI zoning in Kearny Mesa to accommodate large
user industrial development.

Floor Area Ratio

The maximum floor area ratio for industrial and office development in Kearny Mesa,
other than M-LI zoned parcels, is 0.5. Development proposals which exceed 0.50 FAR
could be considered through a discretionary permit process that would address potential
traffic and environmental impacts.
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A private lighting and landscaping district should be established on the following streets:

"o Clarremont Mesa Boulevard between I-805 to [-15
e Balboa Avenue between I-805 to I-15
s Convoy Street between SR-32 to Aero Dnive
e Ruffin Road between SF-52 to Aero Drive
Daley Center Drive between Aero Drive to Friars Road
The General Dynamics redevelopment project site
e Aero Drive between Kearnv Villa Road to Ruffin Road.

This district could be administered by the City of San Diego to collect assessments from
property owners who desire the improvements. Additional implementing tools include
encroachment removal agreements and the establishment of a private, nonprofit,
community organization, charged with providing improvements and administering their
maintenance.

In 2008, an_update to the West Aero Drive Land Studv was completed which
concludes that the industrial area on the south side of Aero Drive is in transition to
other non-industrial uses such as institutional. residential. office and retail. As the
area redevelops over the next 10-15 vears, the Urban Design, Streetscape and
Streetvard Guidelines contained in Appendix A should be utilized with the goal of
improving the form and function of the Aero Drive Corridor from Kearnyv Villa
Road to Ruffin Road.

71-
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HOUSING ELEMENT

PRIMARY GOAL

Where not in conflict with overall community goals, preserve or allow infill residential
neighborhoods within Kearny Mesa, and protect them from commercial and industrial
encroachment.

EXISTING CONDITIONS
Kearny Mesa contains #wve a few small areas of residential development (Figure 16).

e A 143-unit single-family tract is located adjacent to I-805 between Balboa and
Othello Avenues; The-otherresidential areais

e A 300-unit mobile home park alse located adjacent to I-805 between SR-52 and
Convoy Court; '

e A 288-unit multi-family residential and 20,000 square-feet of office space
development located east of 1-163 between Kearny Villa Road and Aero
Court; and

¢ A 4{Z-unit muiti-familv residential development located east of [-163 at the
intersection of Aero Drive and Sandrock Road.

The combined population of the+we-areas the above developments is approximately
1000 2,400 residents. In addition, the StoneCrest Specific Plan allows for the
development of approximately 1,235 residential units in an urban infill location, south of
Aero Drive and west of I-15; and the New Century Center Master Plan allows a
maximum development of 2076 multi-family residential units, located east of
Kearny Villa Road, south of Clairemont Mesa Bivd and west of Ruffin Road.

Single-Family Development

The 33-acre Royal Highlands single-family residential development is surrounded by
non-residential uses. Commercial development is located to the north and east, industrial
development to the south and [-805 bounds the Royal Highlands on the west. The Royal
Highlands subdivision is zoned R1-5000 and is landscaped well maintained in spite of the
apparent incompatibility with surrounding development. This subdivision has remained a
stable, single-family residential neighborhood since its development in 1960.

Mobile Home Park

The 32-acre Kearny Lodge Mobile Home Park is also surrounded by nonresidential uses,
including 1-80S to the west, industrial development to the south, the Hickman Field
recreational area to the east and a proposed industrial park to the north. The mobiie home
park is zoned A-I-10 and R1-20000, with a Mobile Home Park Overlay Zone. The Mobile
Home Park Overlay Zone is intended to provide adequate sites for mobile homes as an
alternative housing type. The overlay zone provides a means of preserving existing
mobile home parks and reserving vacant sites designated in community plans for mobile
home parks.

-75-
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A mobile home park may be used for a purpose other than mobile homes if an
application to discontinue the mobile home park is filed with the Planning Department.
Primary to a discontinuance application is the submittal of a relocation plan that
provides for the relocation of displaced tenants.

Multi-Familv Development

The multi-familv land use categories currently utilized in Kearnv Mesa include low
medium density developments ranging from 10-14 DU/AC, medium density
developments ranging from 15-29 DU/AC and high density developments ranging
between 45-74 DU/AC. Multi-familv in Kearny Mesa varies from low-rise
structures such as townhomes. garden apartment units, to mid-rise apartment

buildings.

Mixed-Use Development

The Parkview project includes 288 dwelling units and 20.000 square feet of office
space on 6.11 acres, located at the south end of Aero Court, In addition, the New
Centurvy Center Master Plan is a 244 acre development that includes residential,

offices. retail and other miscelianecus commercial uses, as welil as industrial and

business park area.

New Century Center Master Plan

The New Centurv Center is a 244 acre multiple use development of approximately
244 acres located south of Clairement Mesa Blvd, east of Kearnv Villa Road and
west of Ruffin Road. A Mixed-use Commercial area in the western portion of the
propertv would include: residential (maximum 2076 multi-familv residential units),
offices, retail, cafes, delicatessens and other miscellaneous commercial uses. In
additional. located in the central and eastern portions of the site, the Plan includes
Industrial and Business Park uses along with Business Support Commercial uses.

StoneCrest Specific Plan

The StoneCrest Specific Plan is a multiple use development of approximately 318 acres
located at the most southerly terminus of the Kearny Mesa Planning Area outside of the
central commercial core. In addition to existing office and commercial uses, the Plan
provides for 1,235 residential dwelling units to be located along the westerly edge of the
Plan area. The residential component of the Plan 1s zoned R-1500, and will allow the
development of a medium-density residential urban infill project.

.77-
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URBAN DESIGN

The General Plan’s goal to emphasize community activity and focal points through
building design and locations is achievable with the implementation of the specific
recommendations contained in the Urban Design Element. Included in the element are
guidelines for building location, size and design, and special opportunities, including the
preservation of view corridors and open space areas. These guidelines will help
implement the Goals of the General Plan when used in the review of discretionary
actions.

HOUSING

The residential development in Kearny Mesa comprises a small portion of the land area
in the community. Residential developments outside of Specific Plan areas include; a
143-unit single-family residential area, and a 300-unit mobile home park, a 288-unit
mixed-use development, and a 412-unit multi-family residential development are-the
onlty-housing-stock provided-inKearny-Mesa: In addition, the StoneCrest Specific Plan

will allow the development of an additional 1,235 dwelling units. The Housing Element

of thig n]gn rhcnnnrngpc: any ﬂ:mr]mﬁlgl d‘“'“‘f‘pmeﬂt that m:ght neeut”vlj u“yu_vt upon

the character of Kearny Mesa as a regional employment center. The plan encourages the
retention of the existing single-fa.mily residential area. In addition, it allows for the
redevelopment of new residential communities, such as the StoneCrest Specific Plan,
when it can be demonstrated that that the proposed new development will not impact
upon or disrupt the primary commercial/industrial “fabric” and function of Kearny Mesa
and, in fact, enhances the primary uses of the community. This is consistent with the
General Plan goal of retaining existing well-maintained residential communities and
promoting quality urban infill development.

"CONSERVATION

This plan recommends that sites designated as open space be preserved. Future
developments should be required to preserve open space through the use of non-building
or negative open space easements. This will help implement the General Plan goal to
preserve the City’s unique landforms.

-111 -
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APPENDIX A

URBAN DESIGN. STREETSCAPE AND STREETYARD GUIDELINES FOR AERO
DRIVE FROM KEARNY VILLA ROAD TO RUFFIN ROAD

Existing and Future Conditicns

The existing uses along Aero Drive in the area of studv consist of hospitality. institutional, light
industrial and office. The most physically and visibly prominent use in this area is Montgomery
Field, a municipal general aviation airport. The landscape quality. intensitv and theme currently
vary. The west end of Aero Drive is predominated by palm trees and transition to a landscape
predominated by turf and Eucalyptus. Camphor trees seem to be the only canopy tree in the area
used with some consistency.

Many of the recently developed office and institutional uses will not redevelop in the short term;
however, several properties are underutilized and as a result. a significant portion of the area is
likelv to redevelop within the next 10-15 vears. The West Aero Drive Land Use Study
anticipates that the west end of Aero Drive could redevelop with additional institutional uses and
properties east of Sandrock Road may redevelop with a mixture of residential and retail or
mixed-use projects. As these properties redevelop and transition to other uses. the guidelines and
recommendations are intended to implement a unified and identifiable theme for Aero Drive.

URBAN DESIGN GUIDELINES

Urban Desien Guidelines reinforce Aero Drive as a significant corridor, vet provide an additional
human-scale component particularly to future mixed-use and multi-family residential
development. The enhancement of Aero Drive will also include facilities and amenities in the
right-of-wav including wider sidewalks. street trees. pedestrian scaled lighting. and landscaping.

o Although Aero Drive is a major vehicular corridor in Kearny Mesa. special attention
should be paid to pedestrian and bicvcle access and movement.

¢ Design structures that are compatible in scale and mass with adjacent structures.

¢ Consider adjacent development and uses when designing building orientation.

o - Large scale structures on Aero Drive should utilize additional building articulation,
offsetting planes. varving heights and rooflines to provide visual interest. A variety of
stvles. colors, and materials should alse be utilized on the front of buildines on Aero
Drive. Particular attention should be given to the street level experience by the
pedestrian.

e Provide areas in front of buildings for human activity and to create a sense of place.

¢ Distinctive architectural features should be utilized when possible to differentiate various
uses.

e Maintain the existing setback pattern bv providing a minimum setback of thirty feet along
Aero Dnive.
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access points. Provide well-defined walkwayvs from the public right-of-way to building .
entrances.

« Design rooftops and rear elevations to be as well-defined and visual}v interesting as the
front elevations. Utilize additional setbacks. stepbacks. and articulation on the south side
of structures, specificallv to the adjacent single-family development in Serra Mesa.

s Provide a variety of unit types in multiple-family residential and mixed-use
developments.

» Project signage should be desioned and located to provide users with a clear knowledge
of the uses on site; however, it should not dominate the building or site.

* Buildings longer than 200-feet should reduce apparent bulk and scale as viewed from the
public rieht-of-way and adjacent properties by designing buildines which appear as
separate structures.

STREETSCAPE GUIDELINES

The goal of the Streetscape Guidelines is to provide standards that will convey a unified and
identifiable theme for Aero Drive. The physical elements found in a streetscape that serve this
purpose include benches. newsstands, trash containers, streetlights, bus stop kiosks, post boxes,
trees and understorv landscaping. The primary focus of these guidelines will be the street
landscape theme. trees and understory plantings and the appearance of the building mass as
viewed from the street. The Guidelines will be broken into two areas ot the streetscape;
guidelines for the area within the street right-of-way and recommendations for the area from the
right-of-way to the building edge fronting Aero Drive. This area will be referred to as the
landscape streetvard and it may varyv in width dependant on project.

GATEWAY

Ultimatelv the northeast and southeast corners of the intersection of Aero Drive and Keamnyv Villa
Road shall act as a gateway to the Kearmny Mesa neighborhood punctuated by signage. accent
trees, and pedestrian scale plazas with seating. An integrated use of landscaping walls,
community logos and signage are encouraged in order to establish a sense of transition into the
Aero Drive corridor. (See Figure 1)

PEDESTRIAN CIRCULATION

It is the ultimate goal that the citv sidewalk within the study area be 10’ wide set 4.5 back of
curb allowing for a 4.5’ landscaped parkway. The street side edge of the side walk shall have tree
grates located 25” o.c. Signage shall be used to promote pedestrian activity into adjacent
commercial development. Retail. office and institutional uses shall be encouraged to provide
sidewalk adjacent plazas and entries to activate the street scene. All adjacent development shall
provide pedestrian connections to the right-of-way to encourage pedestrian use thereby

activating the street scene. The visual continuity of the sidewalk shall be continued across curb
cuts bv continuing the paving patterns across driveways.

-2-
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BICYCLE CIRCULATION

Aero Drive is classified as a Class 11 Bikewav. A minimum of 5-feet should provide restricted -
right-of-wav located in the paved road surface nearest the curb, and identified by City of San
Diego approved sions. striping and other permanent markings.

TRANSIT

It is anticipated that the redevelopment of the areas along Aero Drive will result in a significant
increase of clientele and workforce for the retail. office and institutional businesses along Aero
Drive. The inclusion of "upgraded"” bus shelters is required to encourage the clientele and
workforce to utilize public iransportation. These "upgraded” bus shelters shall go beyond the
MTS standard in regards to providing protection from inclement weather.

LIGHTING

A Lighting Maintenance Assessment District is recommended in conjunction with the
redevelopment of sites alone the Aero Drive corridor. The existing lighting along Aero Dive
consists of "Cobra" street lights spaced approximatelv 150' on center that are intended to provide
street lichting. If a property redevelops prior to the formation of a lichting district, additional

e vy~

podestrian scalc light poles mav be required. They are intended to work in conjunction with the
"Cobra" lights to provide lighting for pedestrians. These pedestrian scale light poles are to be a
contemporary/modern style and should be consistent in regards to style and spacing for the entire
streetscape of Aero Drive. The final spacing of the light poles shall meet the satisfaction of the
Citv Engineer. The lights will help define the pedestrian corridor and will add a unifving design
element. The fixture type shall incorporate full cut-off shields in order to reduce light pollution
and shall comply with the Palomar Observatory and Montgomery Field requirements.

WATER CONSERVATION

The design of the landscape and irrigation system shall utilize low water use plant materials,
automatic controllers. drip irrigation and other methods recognized to be complimentary in
establishing a model of sustainable development and conservation. Further methods and rec-
ommendations can be found in the Citv of San Diego's General Plan, Conservation Element
section.
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STREET FURNITURE

Street furniture if appropriate or called for should be consistent throughout the study area
complimenting and enhancing the character of the street scene. [t should be organized along the
street to compliment adjacent activities and pedestrian flows. Street furnishing should be located
between street trees and not interrupt the street tree pattern. Street tree spacing and continuity is

the priority.

STREET LANDSCAPE PALETTE AND STRUCTURE

The pedestrian walkway sets the framework or structure of the street tree pattern and area al-
located for understory planting. Street trees shall be 25' o.c.. in tree grates. The pattern mav
only be broken at individual project entries and to accommodate site lines.

The street trees for Aero Drive from Keamv Villa Road to Aero Court shall be selected from the
Street Right-of-Wav Trees (see plant material list). This tree will act as a gatewav accent tree and
should relate contextually with the Sheraton Resort's existing landscape palette. The street tree
for the remainder of Aero Drive within the studv area shall be selected from the Right-of-Way
Trees (see plant material list). The Right-of-Wayv tree will serve the functional benefits of
reducing heat gain effect of paving with its large canopy. provide shade for pedestrians, provide
madactman anala wxrth & honh hoamahiong smaténmn crat wnlndo ba tlhn Tt le Foee oo2ub Sdp ENF LTal o a2
Mool O chin Vv Lbll O B s DL Cl LR P2V LE, YL Bhdatl LW MG UMLEL LALLM VWIELLL 1Ly U WiLLILAle

height. Aesthetically it will be a unifving element, and provide visual character to the street.

COURT
Kearny Mesa Streetscene - Aero Drive' 5

i

5 ] !
Kearny Mesa Community Plan j¢gupe!

‘The understory parkway planting should provide some separation of the pedestrian from ve-
hicular traffic. vet be no taller than 36" allowing visibilitv for both the pedestrian and vehicular
uses, It should have low water requirements for both environmental and functional reasons.
Excessive water can be detrimental to street and sidewalk sub-base and to asphalt. The theme of
the understorv planting should reflect native landscape character or the San Diego Mesa's
orasslands and chaparral communities. The interpretation can not be literal in the built urban
environment but low water requiring ornamental grasses will be the predominant feature in the
parkways. with select accent plants that will meet the function, thematic. and spatial re-
guirements of the parkwayv.
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Median Landscape Palette and Structure

The median width will ultimatelv determine the design. If the median is under 7' in width, it
shall receive a colored and textured paving that is consistent for the entirety of Aero Drive.

Medians 7' in width or over shall be enhanced with landscaping. A 2' wide concrete maintenance
walk shall be provided in accordance with Citv standards. The plant material chosen for the
median shall not be taller than 36" in height to allow for both pedestrian and motorist visibility.
Tree species shall match the species used in the Right-of-Way in order to reinforce the street tree
theme and be maintained so that all branches above the walkway are minimum 6’ above grade.

STREETYARD LANDSCAPE GUIDELINES

Individual Project Entries

Althoueh individual project entries should act as an accent to and be compatible with the Aero
Drive streetscape; it should allow a transition demonstrating more continuity with visual

character of the street. Individual project entries shall follow the recommended landscape
streetvard accent palette. (See Plant Material List)

Landscape Streetvard

The landscape streetvard is the area between the street right-of-way and building edge facing
Aero Drive. It is recommended that a 30' minimum streetvard area be provided along Aero
Drive. A second row of trees should be located or provided at a rate of 25" 0.c. and 5'to 15” from
back of side walk., The tree species shall match the street tree being used. In areas where canopy
trees are being used this will provide shade and pedestrian scale in relationship to the built form.
In all cases this will provide a substantial landscape edge to the street and individual project
frontages as well as creating a strong visual and element for the street. Accent trees should relate
to the scale and arrangement of the architecture and shall be used as transitional and/or skyline
element from the built form to the streetscape. In order to provide this function. Eucalyptus
citriodora-Lemon Gum is encouraged to address the context of the existing Aero Drive tree
palette. (See Streetvard Accent Tree List) '

AERO DRIVE STREETSCAPE PLANTING MASTER PLAN PLANT MATERIAL LIST

Street Trees

Arbutus menziesii - Madrona

Magnolia grandiflora - Southemn Magnolia

Tipuana fipu - Tipu Tree

Svagrus romanzoffianum - Queen Palm (In select locations)

Street Shrubs and Groundcover

Aloe striata - Coral Aloe

Anigozanthos flavidus - Kangaroo Paws
Carex Himu/icoia - Berkeley Sedee
Salvig gregeii - Autumn Sage
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Senecio mandraliscae - Kleinia
Stipa tenuissima - Mexican Feather Grass

Streetvard Trees

Arbutus meniesii — Madrona

Magenolia grandifiora — Southern Magnolia
Tipuana tipu — Tipu Tree
Cinnamomum_camphora - Camphor Tree
Svascrus romanzoffianum - Queen Palm

Streetvard Accent Trees

Arbutus unedo 'Marina’ - Strawberry Tree

Cercis canadiensis - Eastern Redbud

Fucalvptus citriodora — Lemon-Scented Gum (skvline accent treg)
Laoerstroemia indica 'Muskogee’ — Crape Myrtle

Phoenix dactviifera 'Medjoo!’ - Date Palm (skvline accent tree)

Streetvard Shrubs and Groundcover
Aeonium arboretum ’Atropurpureum NCN
Agave species - Agave

AEU‘: -),LICSL&CJ - A}Ub

Anicozanthos flavidus - Kangaroo Paws

Callistemon viminalis 'Little John' - Dwarf Bottle Brush
Carex species - Sedge '
Chamaerops humilis - Mediterranean Fan Palm
Clivia miniata - Clivia

Cupressus sempervirens - Italian Cypress

Gazania species - Gazania

Hesperaloe parviflora - Red Yucca

Juncas patens - California Gray Rush

Kalanchoe luciae - Paddle Plant

Lioustrum japonicum 'Texanum' - Texas Privet
Penniserum setaceum 'Rubrum’' - Red Fountain Grass
Phoenix roebelenii - Pyemy Date Palm

Phormium renax - New Zealand Flax

Pittosporum tobira - Mock Orance

Podocarpus macrophvilus 'Maki’ - Shrubby Yew Pine
Rosmarinus officinalis 'Tuscan Blue' - Tuscan Blue Rosemary
Salvig greegii - Autumn Sage

Salvia leucantha - Mexican Bush Sage

Stipa tenuissima - Mexican Feather Grass

Strelitzia nicolai - Giant Bird of Paradise

Strelitzia reginae - Bird of Paradise
Trachelospermumjasminoides - Star Jasmine
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GENERAL NOTES

Size of street trees to be per citvwide landscape regulations and standards {(calculated by
street frontage of each property and in no case less than a twenty four inch box) or unless
otherwise noted in applicable Planned District Ordinances.

Palms shall be a minimum of ten (10) feet (brown trunk) in height.

Tree grates shal]l be American Disability Act approved where necessary to provide
required clear path.

Flexibility of tree placement to facilitate commercial visibility mav be approved by the

Develepment Services Director.

Pruning of trees shall comply with the standards of the National Arborist Association
according to Class I Fine Pruning.

All plant material shall be installed per the standards of the applicable landscape
regulation and standards.

All species of eucalyptus. pines. palms. etc.. not specifically identified require approval
of Development Services and Park and Recreation Departments,
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