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Confidential Communications
This transmittal is intended for the recipient named above. Unless otherwise expressly indicated, this entire communication is confidential and
privileged information. If you are not the intended recipient, do not disclose, copy, distribute, or use this information. If you received this
transmission in error, please notify us immediately by telephone, at our expense and destroy the information.

The purpose of this memo is to provide an assessment of the project’s Vehicle Miles Traveled (VMT) CEQA
transportation impact in accordance with the methodology provided in the City of San Diego Transportation
Study Manual (September 29, 2020).

Project Location / Context:

The project is located at 3001 through 3089 Clairemont Drive (APN 425-608-09 and 425-680-10) on the
northwest corner of the intersection of Field Street / Cowley Way within the City of San Diego. The existing
site is considered a “Community Retail” with residential development land use with CC-1-3 base zone within
the Clairemont Mesa Community Plan area. The existing CC-1-3 zone allows mixed use of residential and
community commercial. The proposed residential development will be at a density of 1 unit per 1,500 S.F. (or
29 units per acre) of lot area (SDMC section 131.0531 Table 131-05E). The 12.96 acre site would allow up to
376 dwelling units. The project is proposing to redevelop an existing commercial parking lot into a multi-family
residential use with 224 dwelling units, 23 of which will be deed-restricted affordable units at 60% AMI. The
project will also include the demolition of approximately 3,770 square feet of retail commercial space; this
would leave 120,313 square feet of existing retail space. Access to and from the project will be on two existing
driveways, one driveway is located along Field Street and is an existing driveway for the shopping center, and
the other existing driveway is located along Cowley Way. The discretionary approvals required as part of the
project include a Neighborhood Development Permit (NDP), Site Development Permit (SDP), and Easement
Vacation.

A project site plan is provided on Attachment 1.
The Clairemont Mesa Community Plan Land Use figure is shown on Attachment 2.

The project vicinity map is provided in Attachment 3.
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Project Land-Use and Trip Generation:

The project’s trip generation was determined using the City of San Diego’s Trip Generation Manual (dated May
2003). The project is expected to generate approximately 1,792 average daily trips with 143 AM (29 in and 119
out) peak hour trips and 179 PM (125 in and 54 out) peak hour trips. Table 1 shows the Trip Generation
calculations.

Table 1: Project Trip Generation

Land Use Intensity Rate* ADT
Peak%* Vol. In% | Out% In Out | Peak%* Vol. | In% | Out% | In Out

Multiple Dwelling Units 224 units 8 /unit 1,792 8% 143 | 20% : 80% | 29 | 115 | 10% 179 | 70% : 30% | 125 | 54

Total 1,792 143 29 | 115 179 125 | 54

Source:

*Rates taken from the City of San Diego Trip Generation Manual, May 2003
Note:

ADT= Average Daily Trips

units = dwelling units

Background

This VMT Assessment evaluates the Project’s potential transportation impacts using a VMT metric, in
accordance with the standards and requirements in the City of San Diego Transportation Study Manual (TSM).
The TSM presents the guidelines for the analysis of CEQA Transportation requirements, which include
provisions for screening criteria, significance thresholds, analysis methodology, and mitigation.

Screening Criteria

As specified in the City of San Diego’s TSM, the requirements to prepare a detailed transportation VMT
analysis applies to all land development projects, except for those projects that meet at least one of the
screening criteria listed below:

1. Residential or Commercial Project Located in a VMT Efficient Area: The project is a residential or
commercial employment project located in a VMT efficient area (15% or more below the base year
average VMT per Capita or VMT per Employee) based on the applicable location-based screening map
produced by SANDAG.

2. Industrial or Agricultural Project Located in a VMT Efficient Area: The project is an industrial
employment or agricultural employment project located in VMT efficient area (in an area with average
or below average base year VMT per Employee) based on the applicable location-based screening map
produced by SANDAG.

3. Small Project: The project is a small project defined as generating less than 300 daily unadjusted
driveway trips using the City of San Diego trip generation rates/procedures.

4. Locally Serving Retail/Recreational Project: The project is a locally serving retail/recreational project
defined as having 100,000 square feet gross floor area or less and demonstrates through a market area
study that the market capture area for the project is approximately three miles (or less) and serves a
population of roughly 25,000 people or less. Locally serving retail is consistent with the definitions of
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Neighborhood Shopping Center in the San Diego Municipal Code Land Development Code Trip
Generation Manual. Locally serving recreation land uses are listed in Appendix B, if they meet the
square footage and market capture area above. Adding retail/recreation square footage (even if it is
100,000 square feet gross floor area or less) to an existing regional retail shopping area is not screened
out.

5. Locally Serving Public Facility: The project is a locally serving public facility defined as a public
facility that serves the surrounding community or a public facility that is a passive use. The following
are considered locally serving public facilities: transit centers, public schools, libraries, post offices,
park-and-ride lots, police and fire facilities, and government offices. Passive public uses include
communication and utility buildings, water sanitation, and waste management.

6. Affordable Housing: The project has access to transit and is wholly or has a portion that meets one of
the following criteria: is affordable to persons with a household income equal to or less than 50% of the
area median income (as defined by California Health and Safety Code Section 50093), housing for
senior citizens [as defined in Section 143.0720(e)], housing for transitional foster youth, disabled
veterans, or homeless persons [as defined in 143.0720(f)]. The units shall remain deed restricted for a
period of at least 55 years. The project shall provide no more than the minimum amount of parking per
unit, per San Diego Municipal Code Section 143.0744. Only the portion of the project that meets the
above criteria is screened out. For example, if the project is 100 units with 10 deed-restricted affordable
housing units, transportation VMT analysis would not be necessary for the 10 affordable units but would
be necessary for the remaining 90 units (unless they meet one of the other screening criteria). For
purposes of applying the small project screening criteria, the applicant would only include the trip
generation for the non-affordable housing portion of the project (since the affordable housing portion is
screened out).

7. Mixed Use Project Screening Considerations: The project’s individual land uses should be compared to
the screening criteria above. It is possible for some of the mixed-use project’s land uses to be screened
out and some to require further analysis. For purposes of applying the small project screening criteria,
the applicant would only include the trip generation for portions of the project that are not screened out
based on other screening criteria. For example, if a project includes residential and retail, and the retail
component was screened out because it is locally serving; only the trip generation of the residential
portion would be used to determine if the project meets the definition of a small project.

8. Redevelopment Project Screening Considerations: The project is a redevelopment project that
demonstrates that the proposed project’s total project VMT is less than the existing land use’s total
VMT. Exception: If a project replaces affordable housing (either deed restricted or other types of
affordable housing) with a smaller number of moderate-income or high-income residential units, the
project is not screened out and must analyze VMT impacts per Table 3.

Significance Determination

The screening assessment below evaluates the project with applicable screening criteria elements.

Residential or Commercial Project Located in a VMT Efficient Area: The project is a residential project which
is not located in a VMT efficient area, as discussed below. Therefore, it is not screened out of VMT analysis.

Appendix B of the City of San Diego TSM provides a land-use type categorization for specific land-use
designations. The proposed project’s land use designation as a multi-tenant residential development is
categorized as a Residential land-use type.
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The project, as a Residential land use, has been evaluated using the current SANDAG base year screening map
(Series 14 ABM2+, Year 2016), which is included in the table and figure below. As shown in the screening
map, the regional mean VMT per resident for Census Tract 91.02 is 18.9 miles per resident. The project is
located in Census Tract 91.02 with a VMT per resident of 17.7; which is 93.3% of the regional average.
Therefore, the project is located within an area that is not defined as VMT efficient and would not be screened
out of having to perform a VMT analysis.

Regional Mean Significance Significance Project VMT Project VMT Is this a
(VMT/ Threshold (VMT / Threshold Generation (VMT / Generation (% of  Significant

esident) Resident) (% of Regional Mean) Resident) Regional Mean) Impact?

18.9 16.065 85% 17.7 93.3 Yes

A screen capture of the SANDAG SB743 Screening Map is shown below.

»
x

Map Legend / Disclaimer
Map Legend
| Fitter | Percent of Mean
> I More than 125% of Regional Mean
@ San Diego Region SB743 VMT Maps N 100% to 125% of Regional Mean
Forecast / ABM Version is 5> FEE 85% to 100% of Regional Mean
p 0 50% to 85% of Regional Mean
ABM2+ /2021 RP - % 2 |
\ Less than 50% of Regional Mean
Residents/Employees is : 4 No Data
A Not Enough Data
Residents
2016 VMT Per Capita by Census Tract
Geography is CanilaTeace S p 2016 - ABM2+ / 2021 RP (Scenario ID 458)

Regional Mean = 18.9 VMT per Resident

Census Tract - 91.02 Regional Mean = 18.9 VMT per Employee
esidents/Employees Residents 2025 - ABM2+ / 2021 RP (Scenario ID 462)
7 " . P Regional Mean = 17.7 VMT per Resident
Regional Mean = 17.0 VMT per Employee
17.7 y 2035 - ABM2+ / 2021 RP (Scenario ID 475)
— Regional Mean = 16.6 VMT per Resident

Regional Mean = 15.3 VMT per Employee

2050 - ABM2+ / 2021 RP (Scenario ID 459)
Regional Mean = 16.0 VMT per Resident
Regional Mean = 14.3 VMT per Employee

Archived Data
2016 - ABM2 / 2019 RTP (Scenario ID 434)
Regional Mean = 19.0 VMT per Resident
Regional Mean = 27.2 VMT per Employee

Disclaimer

The maps provided by SANDAG are an interpretation
of the Senate Bill 743 Technical Advisory guidelines
published by the California Office of Planning and
Research and are provided as a resource to the
jurisdictions in the San Diego region to use as they see
fit. Users of the data should exercise their professional
j in revi , evaluating ai VMT
reduction estimate results from the tool. Each agency
should consult with CEQA experts and legal counsel
regarding their own CEQA practices and updates to
local policies. Refer to full disclaimer and additional
information relating to the use of the SB 743 VMT Map
Web Application.

A review of the remaining screening criteria demonstrates that the proposed project would not be screened out
of providing a VMT Assessment.

Significance Thresholds

Since the project does not meet any of the screening criteria, it must evaluate the VMT produced by the project.
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Assessment Methodology and Findings

The proposed residential project is expected to generate approximately 1,792 daily unadjusted driveway trips
and, the project’s VMT/resident will be considered the same as the VMT per resident of the census tract it is
located within. As stated above, the project is within Census Tract 91.02 with 17.7 VMT/resident, which is
93.3% of the regional mean. Therefore, based on the adopted VMT significance threshold for a residential
project of 15% below the regional mean or 85% of the regional mean, (Significance Threshold equals 16.065
VMT per resident), the Clairemont Village project is found to have a significant transportation VMT impact.

Mitigation:

Since the project is located in Mobility Zone 4 under the Complete Communities: Mobility Choices ordinance
(effective January 8, 2021 outside the Coastal Zone), it may mitigate its significant VMT impact by paying the
Active Transportation In Lieu fee and relying on the findings and statement of overriding considerations of the
Complete Communities: Housing Solutions and Mobility Choices Final EIR, as discussed below.

The Project site is not located within a Transit Priority Area (TPA). The SDMC Ordinance Number O-21274
(12/9/2020) provides the development regulations for the Mobility Choices portion of the Complete
Communities program. The proposed project is in Mobility Zone 4. Per SDMC Section 143.1103(c), all
development in Mobility Zone 4 shall pay an Active Transportation In Lieu Fee. Affordable dwelling units
meeting applicable requirements are exempt from this requirement. Per SDMC 143.1103(c)(3), affordable
dwelling units that are deed restricted at or below 120% of the area median income, as defined in Section
143.0720, are exempt from the Active Transportation In Lieu Fee in Section 143.11103(c). The proposed 23
affordable units at 60% AMI meets this criterion and would be exempt.

The Project will pay the Active Transportation In Lieu fee pursuant to SDMC Section 143.1103(¢c). A
preliminary calculation of this fee, using the City of San Diego In Lieu fee calculator tool is shown in
Attachment 4. The preliminary estimate of this fee, to be confirmed prior the first building permit by the Public
Spaces group in the City’s Planning Department is just over $836,000. Fees collected under this program are
intended to be spent to provide VMT reducing measures in more VMT-efficient areas of the City.
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Attachment 1
Project Site Plan

Provided on the following page. The page is intentionally left blank.
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Attachment 2
Clairemont Mesa Community Land Use Map
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Attachment 3
Project Location Map

= Project Location
NO SCALE



Mary Rose Santos

© Urban Systems Associates, Inc.
January 13, 2023

Project Address

In-Lieu Fee Calculator

Attachment 4

City of San Diego

Active Transportation In Lieu Fee Calculation Tool

Project Inp Fee Calcula

Points Needed:

Project Opt-In Fee Calculati
| roject Opt-In Fee Calculation Opt-In Fee:

*Include the average residential unit size, by category, within the development

Fee

Orange Text- Indicates that an override from default value has been implemented

Opt In Fee

Does the project provide parking above the
minimum standard?

Street Number: OR APN: 256801000 |
Zip Code: Addre: 005 CLAIREMONT DR, 82117 I
Address APN: 4256801000 Find your APN Number Using the Link Below:
Community: CLAIREMONT MESA https://sdgis.sandag.or|
“Only provide abbreviation for roadway type (Dr, Ave, St, Etc )

d Use e d Use

ego pe d e A emp ost Pe ost Pe otal Co
Residential Multi-Family 201 1,000 No $4,160 30 $836,160
Residential Affordable Housing 23 1,000 Yes S0 S0 S0
Sub-Total $3,733 S0 $836,1:

Notes: ! jnjts only need to be input for Residential uses and Hotels Existing Land Use Credit

S0
$836,160

Project Area Characteristics

Within Year 2035 TPA (2015 RTP): No
Mobility Zone: 4
Prime Industrial Area: No
Existing Retail {sf) 1]
Project Site VMT Efficiencies (SANDAG Series 14

Project VMT/Capita: 17.5
Project VMT/Employee: 27.2
Total VMT: 7,998
VMT Targets (SANDAG 14

Target VMT/Capita: 16.2
Target VMT/Employee (Non-Industrial): 23.1
Target VMT/Employee (Industrial): 27.2
Excess VMT

VMT/Capita: 13
VMT/Employee: (Non-Industrial): 41
VMT/Employee: (Industrial): 0.0
VMT Needed to be Reduced

Residential: 504.1
Employee: (Non-Industrial): 0.0
Employee: (Industrial): 0.0
Retail:

VMT Reduction Needed to Meet Target: 594.1
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