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VEHICLE MILES TRAVELED ANALYSIS
POST POINTE REZONE

San Diego, California
June 2026
PRJ-1124273

1.0 INTRODUCTION

Linscott, Law & Greenspan, Engineers (LLG) has prepared this Vehicle Miles Traveled (VMT)
Analysis for the Post Pointe Rezone project (hereby referred to as the “Project”). The Project is
proposing a Community Plan Amendment (CPA), and Rezone, for 16.05 acres of land in the
Midway-Pacific Highway Community Planning Area. No development is proposed at this time. The
site consists of two parcels developed with residential multifamily rental use (405-unit Bevel
Apartments and 253-unit Bowen Apartments) and one vacant parcel, formerly the site of the USPS
Distribution Center.

The VMT Assessment has been prepared to evaluate the VMT impact of the most intense/most
impactful development on the site, consistent with the City of San Diego Transportation Study
Manual (TSM, current version dated September 19, 2022). The proposed Project evaluated
transportation impacts under the California Environmental Quality Act (CEQA) using a Vehicle
Miles Traveled (VMT) metric, as presented herein.
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2.0 PROJECT LOCATION AND DESCRIPTION

21  Project Location

The Project is proposing a Community Plan Amendment (CPA) and Rezone for 16.05 acres of
developed land within the Midway-Pacific Highway Community Planning Area. The Project site
comprises three parcels, which are further described as areas A, B, and C, as shown on Figure A.

A Tentative Map Exemption was processed concurrently with this review to subdivide Parcel 2 of
Parcel Map 21693 (Project Number PRJ-1132957), which was approved on August 8, 2025. As
result, Parcel 2 was subdivided into Area A (Parcel 1 of Parcel Map 22202) and Area B (Parcel 2 of
Parcel Map 22202). Please note that Parcel Map 22202 was recorded on November 21, 2025.

= Area A, Parcel 1 of Parcel Map 22202, is developed with a 405-dwelling-unit residential
building (Bevel Apartments) located at 3250 Barnett Avenue on 7.12 acres with Assessor
Parcel Numbers (APNs) of 450-480-015 and 450-480-016.

= Area B, Parcel 2 of Parcel Map 22202, is developed with a 253-dwelling-unit residential
building (Bowen Apartments) located at 3280 Barnett Avenue on 4.47 acres with an APN of
450-480-017.

= Area C, Parcel 1 of Parcel Map 21693, is currently undeveloped, located at 2535 Midway
Drive on 4.46 acres with an APN of 450-480-013.

2.2  Project Description

The Project site (areas A, B, and C) is currently designated as Business Park — Residential Permitted
in the Midway-Pacific Highway Community Plan (2018) and Multiple Use in the City of San
Diego’s General Plan (2018 and 2024) and zoned as Commercial Office (CO-3-1). The Project
proposes the following:

= A CPA to redesignate the project site from Business Park — Residential Permitted to
Residential — High Density in the Midway-Pacific Highway Community Plan (2018).

= A Rezone from Commercial Office (CO-3-1) to Residential Multiple Unit (RM-3-9).

No development plan is proposed as part of this process; the Project involves only the CPA and
Rezone of the project site as described above. Therefore, the analysis of the Project considers the
development of all potential land uses that could be constructed within the project site as a result of
the CPA and Rezone in comparison with the maximum potential buildout of the Project site under
the existing zoning and land use designations.

As there is no proposed development considered, the Project is defined as any development scenario
that could occur under the proposed CPA/Rezone. This includes a variety of residential, office, and
regional retail uses. A full list of allowable uses, including maximum buildout potential and average
daily trips, is included as Attachment A.
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2.3  Project Trip Generation

Typically, a project’s estimated average daily trips (ADT) is used in its evaluation of VMT per the
City of San Diego TSM guidelines. As stated above, even though no development Project is
proposed at this time, the analysis compiled numerous land use and estimated the ADT (provided in
Attachment A) that would be generated under the proposed CPA/Rezone. As explained later in this
study, any future residential use would be expected to have a less than significant VMT impact and
any future employment use or regional retail use would be expected to have a significant VMT
impact; therefore, the potential ADT is addressed in a qualitative manner versus a quantitative
manner:
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3.0
31

VMT ANALYSIS METHODOLOGY
Local / Regional Agency Transition to SB743

The City of San Diego Transportation Study Manual (TSM, current version dated September 19,
2022) was adopted by City Council on November 9, 2020 as part of the Complete Communities:
Mobility Choices program and was utilized for this assessment.

3.2

City of San Diego VMT Screening Criteria

According to the 7SM, a project that meets at least one of the following screening criteria would
have less than significant VMT impact due to project characteristics and/or location.

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 household VMT/capita or VMT/employee) based on the
applicable location-based screening map produced by SANDAG.

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

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.

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 Neighborhood Shopping
Center in the San Diego Municipal Code Land Development Code Trip Generation Manual.
Locally serving recreation is consistent with the land uses listed in Attachment B of the 7SM,
given that it meets 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.

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.
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3.3

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 143.0720I], 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 ten deed-restricted
affordable housing units, transportation VMT analysis would not be necessary for the ten
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).

*Access to transit is defined as transit being located within a reasonable walking distance
(1/2 mile) from the project driveway.

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.

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 of the TSM.

Significance Criteria

The transportation VMT thresholds of significance are shown below in Table 3—1, per the City of
San Diego’s TSM.

N
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TABLE 3-1
VMT SIGNIFICANCE THRESHOLDS

Land Use Type' Thresholds for Detel:mination of a Si%niﬁcant
Transportation VMT Impact
Residential 15% below regional average® VMT/Capita
Commercial Employment 15% below regional average® VMT/Employee
Regional Retail Zero net increase in total regional VMT?

Source: Table 3: Transportation VMT Thresholds of Significance by Land Use per the TSM, September 2022
Footnotes:

1. See Appendix B of the TSM for specific land use designations.

2. Projects that exceed these thresholds would have a significant impact.

3. The regional average and total regional VMT are determined using the SANDAG Regional Travel Demand Model.

3.4  Analysis Methodology

If a project is not screened out from performing a VMT analysis, a project should include a detailed
evaluation of the VMT produced by the project. Per the 7SM, residential, commercial employment,
and regional retail projects that are expected to generate more than 2,400 daily unadjusted driveway
trips would typically run a SANDAG Regional Travel Demand Model.

As there is no proposed development considered, the Project is defined as any development scenario
that could occur under the proposed CPA/Rezone. Since there is no specific development to input
into the SANDAG model, the Project’s VMT per capita or employee was considered the same as the
VMT per capita or employee of the census tract in which it is located (Census Tract 66) per the
SANDAG Year 2016 ABM2+ Screening Map.

Regional retail uses do not utilize SANDAG’s location-based screening maps for transportation
VMT impact determination. Instead, VMT impacts for regional retail use-types are based on the
overall change to regional VMT as a result of the Project. The threshold for determination of a
significant transportation VMT impact is a zero net increase in total regional VMT. Since there is no
specific development to input into the SANDAG model, any future regional retail use on the site is
presumed to result in a net increase in total regional VMT.

N
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4.0 PROJECT VMT SCREENING ASSESSMENT

Under CEQA, the Project is required to evaluate the most intense and most impactful development
that would be allowed under the CPA/RZ. It should be noted that the most impactful land use from a
transportation perspective may not be the most impactful for other disciplines. For the purposes of
this report, the most intense and impactful land use is based on Vehicle Miles Traveled (VMT) and
not Average Daily Trips (ADT).

41  Most Intense and Most Impactful Development Considerations

In order to determine the most intense and impactful development from a VMT perspective, the
applicable location-based screening maps produced by SANDAG were reviewed. Per the SANDAG
Year 2016 ABM2+ Screening Map, residential uses on the site within Census Tract 66 are expected
to generate 10.8 VMT per capita (57.2% of the regional mean) and would therefore be presumed to
result in a less-than significant transportation VMT impact.

In contrast, employment uses are expected to generate 20.4 VMT per employee (107.7% of the
regional mean), which exceeds the regional average; therefore, an employment land use would have
a significant VMT impact.

Regional retail uses permitted under the proposed rezone would not utilize SANDAG’s location-
based screening maps because VMT impacts for regional retail use-types are evaluated based on the
overall change in regional VMT as a result of the Project. The threshold for determination of a
significant transportation VMT impact for regional retail is a zero net increase in total regional
VMT. Since a regional retail use on the site would likely result in an increase in total regional VMT,
the project would have a significant transportation VMT impact.

Overall, the residential component is screened out and presumed to have a less-than-significant
VMT impact, whereas commercial and regional retail components are not screened out and would be
expected to result in a significant transportation VMT impact. Therefore, commercial employment
use, regional retail use, or combination of both is considered the most intense and impactful
development scenario for the site from a VMT perspective.

Figures showing the Project location on the SANDAG Year 2016 ABM2+ Screening Maps are
included in Attachment B.

4.2  VMT Screening Assessment

As described above, employment and regional retail use-types would be the most intense and
impactful development scenarios for the site from a VMT perspective.

Per the TSM, employment use-type projects would be required to prepare a detailed VMT analysis
unless the project is located in a VMT efficient area (i.e., in an area below 85% of the average base-
year VMT per employee) based on the applicable location-based screening map produced by
SANDAG. Therefore, any employment-based use on the site would be expected to result in 20.4

N
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VMT per employee (107.7% of the regional mean). Based on the screening criteria outlined in the
TSM guidelines, the development of an employment use-type on the Project site would not be
screened out from a VMT analysis since the site is not located in a VMT efficient area per the
SANDAG Year 2016 ABM2+ Screening Map.

There are no screening criteria that are applicable to potential regional retail uses and therefore these
use-types would not be screened out from a VMT analysis.

\ 4
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5.0 VMT ASSESSMENT SUMMARY AND MITIGATION

5.1  VMT Significance Determination

The Project site is located within Census Tract 66 with a reported VMT per employee of 20.4 miles
(107.7 % of the regional average) per the SANDAG Year 2016 ABM2+ Screening Map. Since the
Project site’s reported VMT per employee is higher than 85% of the regional average VMT per
employee, the future development of any employment use-type on the Project site, regardless of
density, can be expected to result in a significant VMT impact based on the significance threshold
for a commercial employee project of 15% below the regional average VMT per employee.

Regional retail uses do not utilize SANDAG’s location-based screening maps for transportation
VMT impact determination. Instead, VMT impacts for regional retail use-types are based on the
overall change to regional VMT as a result of the Project. The threshold for determination of a
significant transportation VMT impact is a zero net increase in total regional VMT. A future regional
retail use on the site would likely result in a net increase in total regional VMT thereby resulting in a
significant transportation VMT impact.

5.2  VMT Assessment Summary
The development of any future employment or regional retail use-types on the Project site can be

expected to result in a significant transportation VMT impact based on the City’s significance
thresholds.

5.3  VMT Mitigation

Future development would be conditioned to comply with the City of San Diego’s Complete
Communities Mobility Choices Program (Ordinance Number O-21274, adopted on December 9,
2020) in order to rely upon the Findings and Statement of Overriding Considerations (SOC) from the
Complete Communities: Housing Solutions and Mobility Choices Program Final Program
Environmental Impact Report (PEIR; May 2020)(SCH No. 2019060003) as mitigation to the extent
feasible for potential significant VMT transportation impacts.

Any future office or regional retail uses could mitigate the expected significant VMT transportation
impact to the extent feasible through compliance with the City of San Diego’s Complete
Communities: Mobility Choices Program. According to the ordinance, the site is located in Mobility
Zone 2, as shown in Attachment C. Mobility Zone 2 means any premises located either partially or
entirely within a Transit Priority Area (TPA).

SDMC Section 143.1103(b) indicates the requirement for the application of VMT Reduction
Measures for all development located within Mobility Zone 2. These VMT Reduction Measures
shall be provided in accordance with Attachment T' of the City of San Diego’s Land Development
Manual which provides a list of VMT Reduction Measures that are organized into several
categories, including Pedestrian Measures, Bicycle Supportive Measures, Transit Supportive

! https://www.sandiego.gov/sites/default/files/ldm-appendix-t.pdf
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Measures, and Other Measures. Each of the individual measures is given an assigned point value per
unit of measure.

For development in Mobility Zone 2, SDMC Section 143.1103(b)(6) identifies the requirement to
provide VMT Reduction Measures totaling between five (5) and eight (8) points, depending on
whether the development provides more than the minimum parking required.

At such a time when a site plan is prepared, future development will identify measures as required
by the ordinance that meets the requirement of the minimum VMT Reduction Measures points,
depending on whether the development will provide more than the minimum parking required as
identified in Attachment T of the City of San Diego’s Land Development Manual.
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) Complete Communities: Mobility Zones
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This mep is intended to assist the public with determining
where within the Crty of San Diego the regulstions of SDMC.
Chapter 14, Articie 3, Division 11 are applicable. This map
shows the Mobility Zones, developed as part of the Mobility
Choices program. This mep also shows the City's
Communities of Concern, areas of the City designated as
having very low or low access to opportunity as defined by
the Climate Equity Index. This map does not rezone any
propery, nor does itamend any land use designetion. The
areas shown s eligible for the program in this map are for
preliminary informational purpeses only. The requirements
end definitions identified in the San Diego Municipal Code
apply where & conflict may be shown with this map
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