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Contreras, Elisa

From: Russell.) Watts@jci.com
Sent: Wednesday, October 08, 2008 11:14 AM
To: PLN PlanningCommission

Subject: Opposition to Palladium at Aero

Planning Commission:

As a concerned Serra Mesa homeowner and active participant in the Serra Mesa sub-committee &
Kearny Mesa Board meetings, I have tried to work with the developer to reduce the impact on the
neighborhood, especially the neighbors such as myself whose backyards will face this project, but
have come to the conciusion that the project is way to big, so much so, that no amount of

mitigation can reduce the impact to a reasonable level, I therefore, oppose the Palladium at Aero.

Sincerely,

Russell J. Watts

8602 Dubonnet Street

San Diego, CA 92123

Serra Mesa Resident for 10 years

10/9/2008
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WEST AERO DRIVE
LAND USE STUDY

September 2008

Prepared by:

Latitude 33 A
Planning and Engineering%#

4933 Paramount Drive, Second Floor, San Diego, CA 92123
(858) 751-0633 » Fax (858) 751-0634  email: mailbox@latitude33.com

At the request of:
City Planning and Community Investment Department of the City of San Diego


mailto:mailbox@latitude33.com

000717

WEST AERO DRIVE LAND USE STUDY
2008 UPDATE

Introduction:

On April 22, 2004, the Planning Commuission initiated a Land Use Study for the area south of
Aero Drive, east of Kearny Villa Road and approximately 4 mile west of Ruffin Road, within
the boundaries of the Kearny Mesa Community (Study Area Exhibit, Attachment 1). The
Planning Commission’s stated purpose was to determine whether the area is appropriate for co-
location and/or conversion of the Industrial designated and zoned areas to alternative land uses.
In 2005, the West Aero Drive Land Use “Study” was prepared, which summarized the local land
use conditions, current businesses/facilities and the adequacy of the existing public services
within the Study Area.

At the request of the City Planning and Community Investment Department of the City of San
Diego, the Study was updated to provide an analysis of the current condition of land uses,
infrastructure, and services within and surrounding the Study Area and as it relates to
redevelopment with alternative uses. In addition, staff requested the Study provide land use
recommendations for properties within the Study Area. The 2005 Study noted seven
establichments as an office/research & development/industrial nge. Whereag, the 2008 Smdy
identified three establishments as an office/ research & development/industrial use. Many of the
previous industrial facilities have been converted to office and/or retail establishments. The
information provided was current during the period of March 2008 to April 2008, and is subject
to change due to leasing (tenants moving in and out) and redevelopment occurring within the
Study area, as well as the surrounding area.

For the purposes of this report, the area will be referred to as the West Aero Drive Land Use
Study Area or “Study Area.”

Studv Area Characteristics:

The Land Use Study Area consists of approximately 70 acres with 25 individual parcels. The
majority of the Study Area base zone is IP 2-1, which “allows a mix of light industrial and office
uses” and IL-2-1 zone, which “allows a mix of light industrial and office uses with limited
commercial.” Neither of these industrial zones allows heavy industrial/manufacturing
uses/users. According to the San Diego 2020 General Plan Economic Prosperity Element,
Figure EP-1: Kearny Mesa, the Study Area is designated as “Other Industrial Land,” not Prime
Industrial. A portion of the Study Area includes CO-1-2 zone, which “allows a mix of office
and residential uses that serve as an employment center” (Zoning Exhibit, Attachment 2). The
majority of the Study Area base zone is industrial; however, many of the existing uses have
changed over the years and have become a combination of Office, Medical, Commercial,
Institutional, Religion, Retail, Residential, Parks/Open Space, Public Uses (School and Library)
and Industrial/Warehouse (Existing Land Use Exhibit, Attachment 3).
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Of the 25 properties in the Study Area, specific land uses include:

13 Office/Medical (one being the future Parkview project);
3 Education/Institution; '

2 Retail;

2 Warchouse;

3 Office/Research & Development (R&D)/Industnal,

1 Other (Balboa Ambulance); and

1 Vacant lot.

The individual parcel sizes range from approximately 1 acre to 6 acres. Of the 25 properties
within the Study Area, 20 properties (80%) have facilities that are 20 years or older. The
majority of the buildings are neglected and outdated and many were built for uses not found in
the Study Area today. Prior to the Kearny Mesa Community Plan adoption in 1992, the
allowable Floor Area Ratio (FAR) was 2. Currently, the maximum FAR for Industrial and Office
development in Kearny Mesa, other than M-LI zoned parcels is 0.5, and the maximum FAR for
Commercial Retail development is 0.35. The average FAR within the Study Area is 0.35, the
Kearny Mesa Community Plan allowable FAR would permit appropriately 544,788 square-feet
of additional space or 2 35% increase. Therefore, the majority of the land within the Study Area
is underutilized based on what is allowed by the City of San Diego Land Development Code and
the Kearny Mesa Community Plan FAR regulaiions.

Underutilized buildings are considered to meet at least 3 of the following criteria:
Low lot coverage or development at less than the allowable FAR,
Intended use of building is less than the potential and optimal use,
Adjacent land use conflicts,

Building design is functionally obsolete,

Age (20 years or older), and

Deteriorated/Neglected condition.

=BT I SRS R S

Relative to the West Aero Drive Study Area, several properties were identified that meet at least
four or more of the conditions above. Refer to Section Parcel Size, Configuration and Building
Conditions, for further detail.

The Study Area abuts Montgomery Field to the north, Serra Mesa Community single-family
residential to the south, the Serra Mesa library to the east, and office space along Interstate 805
to the west. The roadway bounding the Study Area to the north is Aero Drive, a four-lane major.
The western boundary is Kearny Villa Road, a four-lane major and approximately a % of a mile
east is Ruffin Road, four-lane major.

Infrastructure:

Sewer

The Study Area is served by the Metropolitan Wastewater Department — City of San Diego.
There are two existing public sewer systems that currently serve the area. Serving the western
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area of the Study Area is a 10-inch sewer line west of Sandrock Road, which runs parallel and
adjacent to the Kearny Mesa and Serra Mesa community boundaries. The 10-inch sewer line
converts to a 15-inch sewer near Aero Court, and ultimately ties into the Kearny Mesa Canyon
Truck Sewer and from there continues south. From the Montgomery Field complex, a 12-inch
line within Sandrock Road converts to a 15-inch line within Aero Drive, and extends eastward of
Sandrock Road, and ultimately ties into the Murphy Canyon Trunk Sewer. These systems have
been designed to accept the expected flow from the existing land uses, primarily industnal.
According to the City of San Diego Sewer Design Guide — Density Conversions, industrial land
uses are one of the largest users of sewer capacity. Individual projects will be evaluated on a
site-by-site basis; however, the existing sewer facilities can accommodate additional
development (Existing Public Utilities Exhibit, Attachment 4).

Water

The Study Area is served by the City of San Diego Water Department with an existing looped
public water system. Serving the western area of the Study Area is a 12-inch water main, which
exists within Aero Drive, east of Afton Road. The main converts to a 10-inch between Afton
Road and Aero Court, which then terminates at Kearny Villa Road % mile south of Aero Drive.
Also, there is an existing 12-inch main within Aero Court, which converts to an 8-inch main near
Kearny Villa Road and then proceeds south. Serving the eastern portion of the Study Area is an
12-inch main within Sandrock Road, which continues south info the Serra iviesa Community.
Within Aero Drive a 12-inch line exists that extends eastward of the Study Area. Individual
projects will be evaluated on a site-by-site basis; however, the existing water facilities can
accommodate additional development (Existing Public Utilities Exhibit, Attachment 4).

Roadways

The Study Area is located adjacent to two, four-lane major roads (Aero Drive and Kearny Villa
Road), as indicated by the Kearny Mesa Community Plan. Based upon recent traffic studies, the
volume of Average Daily Trips (ADT) on these roadways is favorable for additional
development in the area.

Within the northern limits of the Study Area, Aero Drive is classified as a 6-lane prime arterial
west of Sandrock Road; however, it is built to 4-lanes, with bike lanes. Keamny Villa Road,
within the western limits of the Study Area, is classified and built as a 4-lane major, which is
oriented north to south, with bike lanes. Approximately a % mile east of the Study Area is
Ruffin Road, which is classified as a 4-lane major. Within the Study Area, there are three, two-
lane collector roads that extend south from Aero Drive toward or into the Serra Mesa
Community. Within the western portion of the Study Area, Aero Court extends south and dead-
ends as a cul-de-sac near Cabrillo Park. Both Afton Road and Sandrock Road run through the
Study area and continue into the Serra Mesa Community.

According to the City of San Diego Planning Department (July 16, 2003), Kearny Mesa Existing
Conditions Traffic Volumes from Kearny Villa Road to the eastern boundary of the Study Area,
indicate traffic volumes ranging from 22,520 to 32,150 ADTs.
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2006 SANDAG Average Weekday Traffic Volumes (Thousands} are noted below:
e Aero Drive to Kearny Villa Road and Afton Road: 29.7, a -3% decrease form 2005;
e Aecro Drive to Afton Road and Sandrock Road: 26.5, a -13% decrease from 2005;
¢ Aecro Drive to Sandrock Road and Ruffin Road: 24.1, a 0% change from 2005; and
e Acro Drive to Ruffin Road (W) and Ruffin Road (E): 26.9, a -17% decrease from 2005.

The Traffic Impact Analysis prepared by Urban Systems Associates, Inc., dated July 9, 2008,
for the Palladium at Aero project determined the street segment Aero Drive between Sandrock
and Ruffin Roads is 22,362 ADT’s, which is a -7% decrease, than what was counted by
SANDAG in 2006. Additionally, the street segment Aero Drive between Afton and Sandrock
Roads is 26,172 ADT’s or a 1% decrease under 2006. The street segment levels of service for
2008 existing conditions are shown in Table 1.

TABLE 1
Capacity
Street Segment
Street Segment Class. ADT at L(;))s E | VIC LOS (1)
Aero Drive Kearny Villa Rd. — Afton Rd. 4-PA 29,700 45,000 (2) 0.74 C
Afton Rd. — Sandrock Rd. 4-PA 26,172 45,000 (2) 0.58 c
Sandrock Rd. ~ Ruffin Rd. 4-MA 22,362 40,000 056 | C
Sandrock Road | Aern Dr. — Murray Ridpe Rd, 4-C 13,267 30.000 0.44 B
Legend:
4-PA = 4 Lane primary Arterial VIC = Volume/Capacity Ratio
LOS = Level of Service (1) = Reference Table 2, City of San Diego Traffic Impact Study Manual
4-MA = 4 Lane Major Arterial {2} = Capacity increase from 4-lane major to 4 lane primary is 12.5%.

4-C = 4 Lane Collector

A traffic report was prepared by RBF Consulting for the Parkview project (3540 Aero Court),
and approved by the City of San Diego, which analyzed traffic impacts at five intersections and
nine roadways that are within and immediately outside the Study Area. When the report was
prepared, the intersections that were studied were operating at an acceptable Level of Service
(LOS) during peak hours according to the City of San Diego performance criteria (LOS D or
better). The proposed Parkview project, when accounting for trips currently generated by the
occupied industrial building on the project site, is forecast to generate approximately 2,233 net
new daily trips. With the addition of the project generated trips, the one study intersection would
operate at a deficient LOS under Existing Plus Cumulative Projects Plus Project conditions:

. _ Kearny Villa Road/Project Access “A” (LOS F a.m. and p.m. peak hour).

The impacts at this intersection were considered significant, and a signal warrant analysis was
conducted for this intersection to determine whether a signal at this future intersection would be
warranted. The result of the analysis concluded that a signal warrant would be satisfied at this
intersection and mitigation was outlined in the MMRP for this project to reduce the traffic
impacts to below a level of significance.
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Fire

The Fire Station to serve the Study Area is Station 28 located at 3880 Kearny Villa Road. The
San Diego Fire-Rescue Department indicated that there is adequate service to serve the
community and future developments.

Police

The Police Station to serve the Study Area is the Eastern Division Police Headquarters, located
at 9225 Aero Drive. The Police Department was unable to quote an emergency response time
because there are many variables to take into account.

Schools |

The San Diego Unified School District was contacted relative to the available capacity for new
development within the Study Area. The information was based on the proposed 420 multi-
family dwelling units consisting of 10% allocated as low-income housing, one and two bedroom
rentals, and a variety of amenities located at the southwest corner of Aero Drive and Sandrock
Road. Based on this information, listed below is a chart depicting the potential student
generation from this proposed project. On April 29, 2008, Ms. Merrilee Willoughby,
Demographer for the San Diego Unified Schooi District, provided the following information
regarding the available capacity for future growth in the Kearny Mesa and Serra Mesa areas.

As requested by the City Planning and Community Investment Department of the City of San
Diego, the potential student generation levels were adjusted for 412 Multi-family dwelling units.
The student generation numbers are unchanged, as indicated in Table 2.

TABLE 2
Potential Student Generation — 412 Proposed Units |
SCHOOLLEVEL | STUDENTS PER UNIT | NUMBER OF STUDENTS |
K-35 | 0.019-0.033 | 8-14 |
6-8 | 0.007-0.017 | 3-7 |
9-12 | 0.019-0.033 | 8-14 |
K-12 Total | 0.045-0.083 ! 19-35 |

Listed below are the schools that serve the Study Area and the current school capacity.

) GRADE SCHOOL AVAILABLE
SCHOOL ADDRESS ENROLLMENT STUDENT
LEVEL CAPACITY
{ CAPACITY |
Angier 8450 Hurlbut St. K-5 408 445 37
Elementary
Taft Middle | 9191 GramercyDr. | 6-8 | 734 {882 | 148 |
Keany High | 7651 Wellington St. | 9-12 | 1828 | 1838 | 10 |







