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THE City oF SaNn DiIEGO

October 2, 2007 REPORT NO. PC 07-126

Planning Commission
Agenda of October 18, 2007

General/Community Plan Amendment Initiation —~ 4300 University
Ave, - Project No. 134760: Initiation of an amendment to the Progress
Guide and General Plan and the Mid-City Communities Plan to
redesignate a 2.75-acre site from Commercial and Mixed-Use (2.62 acres)
with a maximum of 43 du/acre and Residential (0.13 acrej with 21-25
dw/acre to Commercial and Mixed-Use with 73 du/acre.

City Heights Realty, LLC; City of San Diego Redevelopment Agency;
City Heights Square, L.P. Chelsea Investment Corporation; and La
Maestra Community Health Centers

Planning Commission Report No. PC-05-201 {City Heights Square
Planned Development Permit).

Issue — Should the Planning Commission INITIATE an amendment to the Progress Guide
and General Plan and the Mid-City Communities pursuant to Municipal Code Section
122.01037 The proposed amendment would increase the designated density of a 2.75-
acre site from 29 dwelling units per acre (with a mixed-use bonus of 43 dwelling units
per acre) to 73 dwelling units per acre.

Staff Recommendation — INITIATE the plan amendment process.

Community Planning Group Recommendation — The City Heights Area Planning
Committee voted to approve the general/community plan amendment initiation at their

regularly scheduled and noticed meeting on October 1, 2007, by a vote of 14-4-0, the
Chair not voting. ‘

Environmental Impact — If initiated, the proposed plan amendment and future

discretionary actions would be subject to environmental review.

Fiscal Impact - Processing costs would be paid by the applicant.

City Planning and Community Investment
202 U Street, MS 44 = San Diego, CA 921073864

Tel (619 2355200 Fox (619) 5355951 ®




Housing Impact Statement — The Mid-City Communities Plan designates the 2.75-acre
site as Commercial and Mixed-Use (2.62 acres) with a density of 29 dwelling units per
acre and an available mixed-use bonus of 43 dwelling units per acre and Residential (0.13
acre) with a density of 21 to 25 dwelling units per acre (Attachment 1). Based on the
existing designations, and assuming the application of the mixed-use bonus, 113 dwelling
units would be allowed on the Commercial and Mixed-Use portion of the property and
three units on the Residential portion, for a total of 116 units on the entire subject
property. The sum of the permissible density has been absorbed by a senior housing
project developed on a section of the site. The request to redesignate the subject property
entirely to Commercial and Mixed-Use with a density of up to 73 dwelling units per acre
would allow 201 dwelling units -- a potential net increase of 85 residential units for the
subject property.

This initiation request does not constitute an endorsement of the proposed project. If
initiated, a staff recommendation would be developed once the project has been fully
analyzed. Approval of this action would allow staff analysis to proceed.

BACKGROUND -

The subject property includes approximately 2.75 acres located at 4300 University Avenue
between 43rd Street and Fairmount Avenue, on the north side of University Avenue. It is located
within the City Heights Redevelopment Project Area and the Mid-City Communities Planning
Area (Attachment 2). The subject property is surrounded predominately by commercial uses.
Immediately northeast of the subject property are retail commercial uses and residential uses. To
the south, there is a six-story office building and 134 town-home units, developed with assistance
from the City’s Redevelopment Agency. To the west, there is a church as well as residential
uses; directly east are primarily commercial uses (Attachment 3).

The subject property is part of City Heights Square, a project site approved by a planned
development permit [PDP] in June, 2005. As permitted, City Heights Square included senior
housing, a medical clinic, a small recreation area, and a retail and office mixed-use space
(Attachment 4). At present, a portion of the subject property is occupied by a fast food drive-
through restaurant; there is also the recently completed City Heights Square 151 -unit senior
housing development and the medical clinic which will begin construction in November. The
remaining land, approximately 1.7 acres, approved for retail and office mixed-use space is

currently vacant (Attachment 5).

Due to market conditions, the applicant would like to pursue a mixed-use project that replaces
the office use with residential, coupled with street-level retail. However, the maximum
residential density permitted for City Heights Square has been allocated to the senior housing
project. At the time the PDP was approved the owners/developers of City Heights Square did
not have additional residential projects planned; the remaining land was entitled for the clinic,
recreation, and mixed-use retail and office space. Therefore the density for the senior housing
project was achieved by calculating the maximum dwelling units for the entire City Heights
Square site (2.86 acres) as well as applying a 21 percent affordable housing density bonus. This
effectively maximized the residential density permitted under the existing community plan land



use designations for the entire City Heights Square project site. For this reason, the applicant is
requesting a plan amendment to increase the overall density of the original site, exclusive of the
recreation area (Attachment 1). The proposed plan amendment would change the land use to
Commercial and Mixed-Use with a permitted residential density up to 73 dwelling units per acre.

Changing the designations and increasing the density to 73 dwelling units per acre for the subject
property would allow for 201 units which would be reduced by 116 existing senior units (the
maximum units allowed by designation exclusive of the affordable housing density bonus), and
ultimately result in 85 additional residential units that could be developed on the site. If
initiated, an analysis of existing residential densities in relation to the proposed land use
amendment and the potential impact to surrounding schools and parks would be analyzed as part
of the general/community plan amendment process.

The site is currently zoned CU-2-3, which allows for commercial, mixed-use and multi-family
residential development. If initiated, the proposed general/community plan amendment would
be reviewed in conjunction with a request for a rezone and other required discretionary actions to
be determined by the Development Services Department,

The City Heights Area Community Planning Committee voted 14-4-0 in favor of the
gencral/community plan amendment initiation. Those opposed to the initiation expressed
concerns regarding the land use change and the applicant’s proposed project. The discussion
included the applicant’s intention to incorporate the community’s input, the need for improved
design, maintaining street-level retail, rental units versus for-sale units, and the safety of a high
density residential use along a heavily trafficked street such as University Avenue.,

Other General/Community Plan Amendments in Process

Currently there are no other general/community plan amendments in process within the Mid-City
Communities Planning Area nor have there been any recent adopted amendments with the last
year.

DISCUSSION

Before a general/community plan amendment can be initiated, Section 122.0104 of the
Municipal Code requires that one of three “initial criteria” must be met or that all “supplemental
criteria” be met as specified in the code.

The City Planning & Community Investment Department does not believe that any of the
following initial criteria can be met:

(1) The amendment is appropriate due to a mapping or textual error or omission
made when the original land use plan or local coastal program was adopted or
during subsequent amendments;

{2) Denial of initiation would jeopardize the public health, safety or general
welfare;



(3) The amendment is appropriate due to a material change in circumstances since
the adoption of a land use plan or local coastal program whereby denial of
initiation would result in a hardship to the applicant by denying any

reasonable use of the subject property.

However, the City Planning & Community Investment Department finds that all the
supplemental criteria can be met:

(1) The proposed land use plan amendment is consistent with the goals and
objectives of the General Plan and the Mid-City Communities Plan.

The proposed land use amendment would fulfill the goals articulated in the General Plan
pertaining to housing opportunities. The General Plan states that a steady level of housing starts
should be maintained to assure continuing availability of all housing types and prices, and that
the production of housing for first-time homebuyers should be encouraged. The proposed
amendment would increase the residential density permitted for the site and thereby boost
potential housing units and the subsequent opportunities for rental and/or ownership.

The proposed land use amendment would also satisfy the goals stated in the Residential Element
of the Mid-City Communities Plan to concentrate new higher-density development along
transportation corridors and enhance the quality of the local neighborhoods. The goals would be
attained by allowing an increase in the potential dwelling units for the site, encouraging
residential/retail mixed-use development along the commercial strip of University Avenue, and
promoting new housing development in a variety of types and sizes to meet the needs of existing
and future residents as well as expand homeownership opportunities.

The Commercial Element of the community plan further recommends that the area bounded by
El Cajon Boulevard and University Avenue at Fairmount Avenue and 43™ Street be encouraged
as a center of ethnically-oriented commercial activities with facilities such as restaurants and
retail. The proposed Commercial and Mixed-Use designation would allow an opportunity for
these types of uses to locate in this area. The land use designation requested by the applicant is
the same as the existing Commercial and Mixed-Use designation located north of Fairmont

- Avenue along El Cajon Boulevard which allows a residential density of 73 dwelling units per
acre.

The Economic Development Element of the community plan also identifies the

area along University Avenue and Fairmount Avenue as a “smaller urban node” recommended
for higher-density mixed-use development. The application of a Commercial and Mixed-Use
designation with a higher permitted density would increase the vitality and combination of uses
and help create a place where community members could interact.

(2} The proposed land use plan amendment appears to offer a public benefit to the
community or City.

The proposed land use amendment would allow for the creation of additional housing for
existing and future residents and benefit the community by providing safe, new housing stock.



The site is also located within the City Heights Redevelopment Project Area and would promote
redevelopment and revitalization efforts in the surrounding area. Additionally, the proposed land
use amendment would serve to provide some replacement housing within the City Heights area
that was lost due to the siting and development of four new ¢lementary schools in the
community. As result of the construction of these new schools, a total of 637 housing units were
removed from the existing City Heights housing inventory.

(3) Public services are available or are planned tc be available to serve the
proposed change in density or intensity of use.

Library, fire, and police services are currently in place and are provided by the City

of San Diego. Police services in Mid-City are provided by the Mid-City Police Division and fire
protection services would be provided by Fire Station 26, located approximately 2.26 miles from
the site. Any development associated with the proposed land use amendment would have access
to existing public water and sewer services located within the area.

If the amendment is initiated, impacts 1o public services and facilities would need to be analyzed
to ensure that facility needs generated by the proposal would be addressed. In addition, a
concutrent amendment to the Mid-City Public Facilities Financing Plan may be included.

(4) City staff is available to process the proposed land use plan amendment
without any work being deferred on General Fund supported programs or
ongoing plan updates,

Staff is available to process this amendment request without delaying General Fund programs or
ongoing plan updates, as the City Planning & Community Investment Department’s work
program includes staff time for non-general fund development projects. However, delays in
processing the plan amendment could oceur based on staff levels and workload. The costs
associated with processing this amendment, should it be approved, would be paid for by the
applicant.

CONCLUSION

City Planning & Community Investment Department staff recommends that the amendment
process be Initiated to study the issues and impacts related to the proposed land use change from
Commercial and Mixed-Use and Residential to Commercial and Mixed-Use (44 to 73 du/ac).

The following issues have been identified with the initiation request. If initiated, these issues, as
well as others that may be identified through the course of the amendment process, will be
analyzed and evaluated through the general/community plan amendment review process.

e Consistency between the proposed general/community plan amendment and the City’s
General Plan and Strategic Framework Element and Transit-Oriented Development Design
Guidelines.



s The appropriate mix of uses for City Heights Square, including the need for commercial
office uses to serve the adjacent residential uses.

e Ensure that ground-level retail uses are provided in areas designated as Commermai and
Mixed-Use.

s  The availability of recreational facilities, public facilities and/or services, in particular parks
and public schools.

¢ The ability of the project to provide additional recreational amenities as part of the
development proposal.

e Impacts on community transportation system to determine if any transportation
improvements would be necessary.

e The availability of transit to serve the development.

¢ Compatibility of the density and intensity permitted under the proposed designation with
existing and planned surrounding uses.

e The ability of the project to provide housing which meets the needs of the community,
including the opportunity for on-site affordable housing.

¢ Provision of pedestnan amenities and streetscape 1mprovements associated with new
residential development.

Although staff believes that the proposed amendment meets the necessary criteria for initiation,
staff has not fully reviewed the applicant’s current development proposal.

Therefore, by initiating this General/Community Plan amendment, neither the staff nor

Planning Commission are committed to recommend in favor or denial of the proposed
amendment.

Respectfully submitted,

.

Bernard Turgeon Meflsa Tmtocafhs

Acting Program Manager Associate Planner/CDSII

City Planning & : City Planning &

Community Investment Department Community Investment Department



Attachments:

Existing and Proposed Land Use Designations

Mid-City Community Plan Area — City Heights

Aerial Map

Existing City Heights Square Entitlements

Existing Uses at City Heights Square

Photograph of Subject Property — 4300 University Ave.

Ownership Disclosure Statements (Price Charities, City Heights Square L.P,, and La
Magestra Family Clinie, Inc.)

Letters from Property Owners (City of San Diego’s Redevelopment Agency, La Maestra
Community Health Centers, and Chelsea Investment Corporation)
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CITY OF SAN DIEGO
REDEVELOPMENT AGENCY
MEMORANDUM

DATE: Bub 14y, 2007

v marecls hacobar-lek, Dovelopment Services Deprrtmient Dhireclor
FROM: danice Weinrick, Redevelopment Ageney Deputy Bxecwive Direcior
SUBIECT: Price Charities request W inftiate a Community Plan Amendmem for City

Heights Square, Mid-Ciy Communities Plan

Price Charivies s submitting a regaest for Planning Commission nitiation of an amendment to the
Mid-City Conmnunities Plan to allow a proposed amendiment to PDP No. 308092 (other
associated permits may also require amendment, including NUP 327436, CUP 308101, DO
I0BIN2Y. The emvisioned PIIP amendment will propase replacement ol the curvently approved
commerciab office and retal} component (Building 1) of the mixed use City Heighis Square
development with multi-family residential and retail mixed-use.

The Redevelopment Agency (Agency} approved a Disposition and Development Agreement
(DAY with Price Charities on May 3, 2005 (RR-300383) for the Cliy Helubhts Squate Project and

supports Price Charities’ request for the initiation of a zoning and plan amendmem analvsis of the

City Helohts Square project,

The DDA includes the develepment of the Price Charities property and an adjacent sie owned by
the Avency and occupied by s Jack in the Box Reswurant, {APN 47145227 & 303 1is
anticipated the current DDA will be modified concurrent with the zontng and community plan
change requested by Price Charities, s requested. afier Planning completes i review and
makes its recommendation on the apprepriate zoning and plan designation, thal the new
designations atse be applied w the Agency property (Jack in the Box site) as well,

It is anticipated the Agency will conewrrently process a Redevelopment Plan Amendment for the
City Hetghts Redevelopment Projeet to reflect any land use changes mn the Mid-Chy

Communitics Plan.

Smeerely.

;
Janice Weinyick

Deputy Executive Director

JWirhlk

ce B Anderson, Diector. Conunanaty Planmng & Communily hivestment

Mary Wright. Deputy Direcror, Community Planning Division
Melissa Devine, Community Planning Division
Michelte Sokolowskl, Development Services Division

Attachment 8
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iy
Heaith Centers

August 13, 2007

Marcela Escobar-Eck, Director
Development Services Departiment
City of San Diego

202 C Street

San Disgn, CA 92101

Dear Ms, Facobar-Fok,

La Maestra Community Health Centers will soon break ground on our new City Heights

Com munity Health Center and central ad munistrative uffices, one of four component projects
within the larger City Heights Square development project under Flanned Development Permit
N, 308092,

We have been informed that the retail and office component of the larger City Heights Square
Project cannot be built due o the recent steep increase in construction costs, and the inabiiity to
attract to the City Hleights neighborhood office tenants willing to pay lease rates required by
those increased costs. We have also been informed that the only viable alternative is to build o
mixed-use retail and restdential development and to eliminate the office use.

We understand that a residentiaf development will reguire a change in the Community Plan and
zoning te allow a higher density than is curently allowed, and that such a change is being
requested by Price Charities, the originel applicant for PDP No. 308092, La Macstra Community
Health Centers supports this request by Price Charities and, as a party (o the original PDP, we
agree to the inclusion of our property in the consideration of a change in the Community Plan
land use designation, including increased residential density and correspond ing zoning change,

Lurge approval of this regquest.

N ]
- vl - '
~7’Z"Jf J / '{Luu.,g‘
Gl .!/ _ e R
" It Mavselian, CFO A

La Maestra Conununity Health Centers

i >

A183 Faltmount Avenue o San Diego, A 92105 » Telephone: (619) 3841612 « Fax: {619)281-6738
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Management

3 - 559% Avantdn Encin

o, Suing (0
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wvew. chelseainvestoocom

August 13, 2007

NMarcela Escobar-Eck, Divector
Development Services Department
City of San Diego

202 O Street

San Diego, CA 92101

Dear Ms, Hscobar-Fek,

City Helghits Square, L.P., which | represent, is the parmership entity which built the 150 low

income senjor apartmenis, ong of four component projects within the larger City Heights
Square development project under Planned Development Permat No. 308092,

We have been informed that the retail and office component of the larger City Heights Square
Project cannot be built due fo the recent steep morease in construction costs, and the inability to
attract to the City Heights neighborhood office tenants willing to pay lease rates reguired by
those increased costs. We have also been informed that the only viable alternative is to build a
mixed-use retail and residential development and to eliminate the office use.

We understand that a residential development will require a change in the Community Plan
and zening to allow a higher density than is currently allowed, and that such a change is being
requested by Price Charities, the original applicant for PDP No. 308092, City Heights Square,
L.P.supports this request by Price Charities and, as a party to the original PDP, we agroe to the
inclusion of cur property in the consideration of a change in the Community Plan land use
designalion, including ncreased residential density and corresponding zoning change.

Purge approval of this request,
{
St
Charles Schmid
Ciey Hoights Square, 1P,
Chelsea Investment Corporation



