DATE ISSUED: December 7, 2017 REPORT NO. PC-17-089
HEARING DATE: December 14, 2017

SUBJECT: CARROL CANYON MIXED USE. Process Five Decision

PROJECT NUMBER: 240716

OWNER/APPLICANT:  Horizon Christian Fellowship/Owner
Sudberry Development, Inc./Applicant (Attachment 15)

SUMMARY
Issue: Should the Planning Commission recommend the City Council approve, deny or
modify a 260-multiple-unit residential development with 10,700 square feet of commercial
space located at 9850 Carroll Canyon Road in the Scripps Miramar Ranch Community Plan

area?

Staff Recommendation:

1. Recommend the City Council Certify Environmental Impact Report No. 240716 and
Adopt the Mitigation, Monitoring, and Reporting Program, Findings and Statement of
Overriding Considerations; and

2. Recommend the City Council Approve Rezone No. 979194;

3. Recommend the City Council Approve General Plan and Community Plan
Amendment No. 979191;

4. Recommend the City Council Approve Vesting Tentative Map No. 979190; and
5. Recommend the City Council Approve Planned Development Permit No. 1000051.
Community Planning Group Recommendation: The Scripps Miramar Ranch Planning Group,

on July 6, 2017 voted 10-9-0 to recommend approval of the project. Since this was not a
majority of the membership, the motion failed.

Environmental Review: An Environmental Impact Report No. 240716 (SCH No. 2015081031)
has been prepared for the project in accordance with state of California Environmental



https://opendsd.sandiego.gov/Web/Projects/Details/240716

Quality Act (CEQA) Guidelines. A Mitigation Monitoring and Reporting Program has been
prepared and will be implemented which will reduce, to below a level of significance, any
potential impacts identified in the environmental review process.

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 Scripps Miramar Ranch Community Plan designates the
9.28-net-acre project site at 9850 Carroll Canyon Road for Industrial Park development. The
proposed community plan amendment would designate the site for Residential and
Community Shopping to facilitate construction of 260 multi-family dwelling units.

BACKGROUND

The proposed project site is designated by the Scripps Miramar Ranch Community Plan for

Industrial development (Attachment 2). The site is located at 9850 Carroll Canyon Road (Attachments
1-3). The site was previously developed with two buildings, landscaping and off-street parking
(Attachment 1). Of the approximately 9.52-gross-acre site, the project will be constructed on a 9.28-
net-acre site. A Conditional Use Permit (No. 170632) was approved by the Hearing Officer on January
25, 2006 to allow the remodel of, and addition to, the two existing buildings for a church which
included a sanctuary, coffee shop, bookstore, nursery, administrative offices, multipurpose and class
rooms and other support uses. A second Conditional Use Permit (No. 607990) was approved by the
Hearing Officer on July 8, 2009 to allow a church and school in the existing buildings and to make
modifications to the buildings. These Conditional Use Permits were never vested and have since
expired.

DISCUSSION

Project Description:

The Carroll Canyon Mixed-Use project proposes demolition of the existing office complex and
construction of a mixed-use development that would include multi-family residential units, small
retail shops, and restaurants. The existing 76,241 square feet of office buildings and associated
facilities would be demolished and replaced with up to 260 multi-family residential units and
approximately 10,700 square feet of commercial retail space. The project will add one westbound
lane on Carroll Canyon Road adjacent to the project site and will construct a traffic signal on Carroll
Canyon Road at the project's primary driveway, along with widening and improving this new
signalized intersection. The project provides 528 parking spaces in a parking structure and surface
parking lots, where 503 parking spaces are required.

Required Approvals:
The project requires a General Plan Amendment to change the current land use designation from
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Industrial Employment to Residential and Commercial Employment, Retail and Services and a
Community Plan Amendment to change the current land use designation from Industrial Park to
Residential (15-29 dwelling units per net acre) and Community Shopping. The proposed project also
requires a Rezone for the project site from IP-2-1

(Industrial-Park) to RM-3-7 (Residential - Multiple Unit) and CC-2-3 (Commercial - Community); a
Planned Development Permit (PDP) to allow deviations to maximum wall heights, minimum street
frontage, residential sign restrictions, minimum lot area, minimum lot width, setbacks, lot frontage,
and maximum building height and to allow restaurant use within the RM-3-7 zone with limitations
on size, location, and hours; and a Vesting Tentative Map.

Climate Action Plan:

A Climate Action Plan (CAP) Consistency Checklist was prepared by the applicant and the project was
determined to be in conformance with the CAP. CAP Implementation Strategies for the project
include locating the project near bus transit and providing mixed uses on-site. The site is located
along a bus route (964) that connects to the Mira Mesa Mall, other transit routes and Aliant
University. The provision of multiple uses on-site also reduces the need for trips to multiple
locations. The project proposes a mix of residential and commercial space, providing living
opportunities near industrial sites and a restaurant near residential, commercial and industrial uses.
The proposed rezone and community plan amendment would allow the proposed project and
would result in a less Green House Gas-intensive project than what is allowed by the existing zoning
and land use designation. The project also is located between two Transit Priority Areas. Therefore,
the project’s site location, mix of uses, access to transit and adjacency to two Transit Priority Areas
provides consistency with the CAP implementation strategies.

Community Plan Analysis:

Carroll Canyon Mixed-Use - Community Plan Consistency Analysis
General Plan and Community Plan Land Use

The General/Community Plan Amendment proposes redesignating the 9.52-gross-acre (9.28-net-
acre) subject site in the Scripps Miramar Ranch Community Plan from Industrial Park to Residential
(15-29 du/ac) for 6.19 acres and from Industrial Park to Community Shopping for the remaining 3.33
acres to facilitate a mixed-use development.

This amendment would also redesignate 6.19 of the 9.52-acres in the General Plan from Industrial
Employment to Residential and 3.33 acres from Industrial Employment to Commercial Employment,
Retail & Services. The General Plan has a policy to, “Maintain or increase the City's supply of land
designated for various residential densities as community plans are prepared, updated, or amended
(LU-C.3.)." The proposed amendment would implement this policy through the addition of
approximately 260 dwelling units.

The Commercial Element of the Scripps Miramar Ranch Community Plan states that community

residents presently rely on commercial facilities in Mira Mesa and other communities for many of
their shopping needs, and that as the community population increases, further development market
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demands will encourage development of additional commercial facilities. The proposed project
would fulfill the added demand for commercial facilities brought about by recent development,
including the proposed project and implement an objective to provide sufficient commercial area to
meet the present and future needs of the community. The Residential Element of the Community
Plan has an objective to encourage quality design of family-oriented homes emphasizing usable
outdoor living areas that would be implemented by the project, which would feature extensive
usable, private outdoor space provided by decks, as well as outdoor plazas, a pool and a gym.

General Plan (GP)
Collocation/Conversion Suitability Factors Analysis

The site, is identified as “Other Industrial” land in the General Plan and is located across the street
from an area of Prime Industrial Land as shown on General Plan Figure EP-1. The General Plan
states that the “diminishing supply of industrial land is a potential challenge to the growth and
retention of base sector industries providing middle income jobs (page EP-5)." However, the
General Plan also states that, “some of the industrial areas outside of Prime Industrial lands could
convert to other non-industrial uses, such as commercial and residential uses, after an analysis of
relevant factors to determine if the property could still feasibly support industrial uses and is
appropriate for the use requested (page EP-9)." In areas not identified as Prime, such as the subject
site, the General Plan (Policy EP-A.16) provides direction to evaluate the Collocation/Conversion
Suitability Factors to ensure that other viable industrial areas are protected when considering
residential conversion or collocation in non-prime industrial land areas. As this plan amendment
would convert land designated as “other industrial” to residential and commercial use, the applicant
has submitted their Collocation/Conversion Suitability Factors Analysis for this proposal. The
analysis addressed three geographic development areas with the proposed development located in
Area 1.

Staff's review of the Collocation/Conversion Suitability Factors Analysis by the applicant concluded
that:

e There are no land use conflicts preventing the location of a mixed-use project on the subject
site because the location of a high school north of Area 1 involves sensitive receptors which
caused an Other Industrial indication to be applied to Area 1. Therefore, traditional
industrial businesses are unlikely to locate in Area 1.

e Commercial/office encroachment has already occurred in Area 1; and therefore, removal of
the subject site from the Other Industrial indication would not erode Area 1's Other
Industrial indication. And because commercial office is already present, no land use conflicts
from proposed mixed-use would occur.

e The small-scale commercial component of the proposed mixed-use project would support
the employment-base uses in the project area and buffer the residential/commercial project
from those businesses with a Prime Industrial indication located in Areas 2 and 3. The
proposed density of 15-29 du/ac is the highest density in the community plan and would
justify a change in land use.

Economic Prosperity



Economic Prosperity Element policy EP-A.6 states, “Provide for the establishment or retention of
non-base sector employment uses to serve base sector industries and community needs and
encourage the development of small businesses. To the extent possible, consider locating these
types of employment uses near housing...” The proposed mixed-use development would implement
this policy by providing housing in conjunction with non-base sector support commercial uses that
could serve the adjacent base sector tenants in the business park. Previously, the applicant
commissioned a study (Commercial Market Analysis) for a commercial project on the subject site
which indicated that smaller-scale commercial spaces (between 1,000 and 5,000 square feet), similar
to what is proposed by this project, are in demand. Smaller-scale retail space, such as the 10,700
square feet of total commercial space proposed, could also help support the employment-base
users in the project area. Policy EP-B.8 for neighborhood commercial areas states, “Retain the City's
existing neighborhood commercial activities and develop new commercial activities within walking
distance of residential areas, unless proven infeasible.” The proposed project would implement this
policy by proposing new commercial activities within the same development, within walking distance
of the proposed residential units.

Mobility

The proposed project would implement a goal for walkable communities by enabling, “greater
walkability achieved through pedestrian-friendly street, site and building design” by incorporating a
site design that promotes pedestrian activity through an interconnected system of paths and
walkways throughout the site with plazas and gathering places. A new traffic signal at the site's
primary entrance would also control site access, minimizing conflicts between vehicles and
pedestrians. Street trees are proposed to define vehicle/pedestrian spaces and to provide shade
and scale to the street scene with a new, non-contiguous sidewalk along Carroll Canyon Road. The
proposed project design includes lighting along walkways that would illuminate access points
throughout the project and it's parking areas along with curb ramps that would provide accessibility.
These design features would implement General Plan policy for ME-A.1 regarding safety and
accessibility. Policy ME-A.1 states “to design and operate sidewalks, streets, and intersections to
emphasize pedestrian safety and comfort through a variety of street design and traffic management
solutions.” The proposed project would include the construction of a raised median on Carroll
Canyon Road, which would reduce vehicular conflicts by not allowing left turns to block through
traffic and would allow a higher volume of traffic to pass through, as the proposed project's added
traffic from the residential commercial components would increase the queue along Carroll Canyon
Road adjacent to the I-15 freeway. The project’s incorporation of a proposed traffic signal at the
site’'s primary entrance would also implement policy ME-C.4 (a) for optimizing traffic signal timing
and coordination to improve circulation. The proposed project would also provide 68 bicycle parking
spaces on-site in the form of bicycle racks dispersed throughout the site to complement the existing
class 2 bicycle lane located along Carroll Canyon Road that would connect the proposed project with
the regional bicycle network.

Urban Design

The proposed project would implement an urban design goal for, “a pattern and scale of
development that provides visual diversity, choice of lifestyle, opportunities for social interaction,
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and that respects desirable community character and context.” This would be implemented partly
through the scale of the proposed development that provides visual diversity while maintaining the
existing community character and context. Neighboring buildings in the “Other Industrial” area east
of the subject site are approximately 40 feet in height. The maximum height of the proposed
residential buildings are 50 feet and the proposed retail buildings are a maximum of 35 feet in
height.

The proposed project would stagger lower scale commercial buildings along Carroll Canyon Road
and taller residential buildings to the rear of the project site, consistent with a pedestrian scale along
the public right-of-way, implementing Urban Design policy UD-A.6 which recommends locating
buildings on the site so that they reinforce street frontages. Open plazas adjacent to areas within
the proposed project planned for restaurants and retail services would provide facilities and
opportunities for social interaction, implementing policy UD-B.8 (a) which calls for designing
attractive recreational facilities, common facilities, and open space that can be easily accessed by
residents in the proposed development. Exterior finish materials proposed include stucco,
aluminum columns, composite siding, stone veneers and glass fenestration, which would be in
keeping with the texture and building materials of existing light industrial development and the
commercial development at Eucalyptus Square to the south.

Varied rooflines and facades detailed with canopies would implement policy UD.A.5, to design
buildings that contribute to a positive neighborhood character and relate to neighborhood and
community context. The proposal would implement policy UD-B.4 which recommends creating
street frontages with architectural and landscape interest for both pedestrian and neighboring
residents, through a design that defines the streetscape and provides pedestrian shade, by locating
smaller, retail buildings with associated landscaping and community theme trees along Carroll
Canyon Road. Project landscaping would also enhance wayfinding and promote the visual aesthetic
of the proposed project.

Public Facilities, Services and Safety

Scripps Miramar Ranch is an urbanized community and public services including water, sewer,
electricity, fire, police, library, parks and schools are available in the community to service the
proposed project. According to the project EIR the proposed project has the potential to resultin
the need for additional school facilities, particularly at the middle and high school levels. As such,
the project would be required to pay school fees in compliance with California Government Code
Section 65995 et seq.

Recreation

According to the General Plan, the purpose of recreation is to preserve, protect, acquire, develop,
operate, maintain, and enhance public recreation opportunities and facilities throughout the City for
all users. A number of parks, mini parks and joint use areas, as well as a library and recreation
center also serve the area. The proposed 260 residential dwelling units require 1.9 useable
population-based acres to meet the General Plan guideline for population-based parks. As the
population-based acreage requirement is not being provided on-site, the park portion of the current

-6-



Facilities Benefit Assessment is to be paid at time of building permit issuance, implementing GP
policy RE-A.17 which recommends ensuring that all development impact fees and assessment
collected for the acquisition and development of population-based parks and recreation facilities be
used for appropriate purposes in a timely manner. This action would implement additional policies,
including, RE-A.6 which calls for pursuit of opportunities to develop population-based parks and RE-
A.8 which calls for the provision population-based parks at a minimum ratio of 2.8 useable acres per
1,000 residents. The proposed project includes a pool, a deck, two public plazas and a lounge at the
divide between the commercial and residential components, which would provide private open
space to serve the development's residents and their guests, implementing GP policy RE-A.10 which
recommends encouraging private development to include recreation facilities, such as children’s
play areas, rooftop parks and courts, useable public plazas, and mini-parks to supplement
population-based parks.

Conservation

The Community Plan Amendment Issues Analysis indicates the project would provide energy and
conservation efficient features and implement policies regarding sustainable building techniques.

Noise

General Plan noise guidelines were consulted to ensure the proposed project's compatibility with
existing and future noise levels. Traffic volumes on adjacent streets and the I-15 freeway would
require attenuation measures for motor vehicle noise that would reduce interior noise levels for
residential use to a level of 45 dB CNEL, consistent with General Plan policy NE-A.2 and Table NE-3
Land Use - Noise Compatibility Guidelines. The proposed project would meet a goal for commercial
and mixed-use activity to encourage design and construction of commercial and mixed-use
structures that incorporate attenuation measures to minimize excessive noise to residential and
other noise-sensitive land uses. The service areas of the proposed retail pads of the project would
be located on the southwest and southeast corners of the project site, furthest from the proposed
residential units, and would implement noise policy NE-A.2. Scripps Ranch High School is located
immediately north of the subject site and sponsors football games and other activities on an
intermittent basis. Since no 24-hour average noise measurement, as with CNEL, is measured for
these activities, potential future residents of the project would typically be made aware of event
noise stemming from the high school through disclosure at time of purchase.

Scripps Miramar Ranch (SMR) Community Plan

The Residential Element has an objective to encourage quality design of family-oriented homes
emphasizing usable outdoor living areas on the home sites. The proposed project would feature
private and communal useable outdoor living space in the form of outdoor decks in the residential
component and various gathering spaces throughout the commercial component. Other objectives
call for high standards of design, material and workmanship in construction and to integrate open
space areas in residential developments to provide continuous open space systems wherever
possible. The proposed project would implement these objectives through a mixed-use project of
quality design that would be constructed with high quality materials and incorporate useable private
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open space and pedestrian paths.

The Commercial Element discusses how community residents presently rely on commercial facilities in Mira
Mesa and other communities for many of their shopping needs and has objectives to provide sufficient
commercial area to meet the present and future needs of the community. The commercial component of
the project could also support project residents and surrounding industrial users implementing an element
objective for compatibility with surrounding land uses.

The Industrial Element of the SMR Community Plan identifies the subject site for Industrial Park use.
The general objective of the Industrial Element of the community plan is to encourage the
development of a prestigious industrial park which minimizes pollution and provides desirable
employment opportunities. Additional plan objectives include: to protect areas designated for
industrial use from encroachment by incompatible land uses and to encourage the development of
industries which would provide desirable employment opportunities within Scripps Miramar Ranch.
The proposed community plan amendment would redesignate the site from Industrial Park to
Residential and Community Shopping designations and could make attainment of those objectives
infeasible, as the project site would no longer accommodate industrial use. However, the
Residential and Commercial elements of the community plan contain objectives that could be met
through the proposed plan amendment, such as those mentioned under the Residential and
Commercial Element discussion of the community plan, as well as in the Collocation/Conversion
analysis under the General Plan Consistency discussion.

The Scripps Miramar Ranch plan goals for Schools, Public Facilities and Services Elements share
several commonalities with those for the General Plan.

The Transportation Element has an objective to alleviate current traffic congestion and prevent
chronic congestion in the future, particularly for access to and from I-15. The proposed project
would contribute to this objective by incorporating an additional lane to the northbound ramp from
Carroll Canyon Road to the I-15. Also, the proposed project would further contribute to this objective
through construction of a raised median on Carroll Canyon Road, which would reduce vehicular
conflicts by not allowing left turns to block through traffic and allow a higher volume of traffic to
pass through. For more information refer to Mobility discussion under the General Plan Consistency
discussion.

The Design Element has proposals for architectural form and character, which recommend large-
scale buildings to be set back from the brow of the hillside and for new buildings to be of the highest
quality design. The Design Element also recommends where buildings of different mass and scale
occur near one another, that varying setbacks and buffers be provided in order to protect the
smaller scale buildings. The proposed project would stagger lower scale commercial buildings along
Carroll Canyon Road and taller residential buildings to the rear of the project site, implementing this
proposal for larger-scale buildings to be setback and buffered. Landscaping would further buffer
and define the residential component. The proposed project would include a high quality
residential product featuring a contemporary design with stucco, composite siding, stone panels,
painted aluminum fascia, composite screens, painted aluminum columns, composite siding behind
glass, and lifestyle graphic panels. The smaller-scale commercial buildings would be articulated with
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canopies, lifestyle graphic panels, and varied building materials reinforcing the street frontage.

The Community Environment Element has objectives to ensure a desirable, healthful and
comfortable living and working environment for Scripps Miramar Ranch while preserving the
community's valuable natural resources and amenities. The proposal would implement this
objective through minimization of on-site eucalyptus removal in conjunction with new eucalyptus
plantings. Another objective is for new concepts in housing design to be encouraged in order to
conserve water and energy. The project would implement this proposal through a design
constructed to Title 24 standards ensuring compliance with State sustainable building practices and

energy efficiency.

Deviations:

The proposed development complies with the regulations of the Land Development Code. Pursuant
to Section 126.0602(b)(1), a Planned Development Permit is requested to allow for deviations to
maximum wall heights, minimum street frontage, residential sign restrictions, minimum lot area,
minimum lot width, setbacks, lot frontage, and maximum building height and to allow restaurant use
within the RM-3-7 zone with limitations on size, location, and hours. The project's proposed deviations
are listed and described in table below:

APPLICABLE REGULATION

PROPOSED DEVIATION

PURPOSE FOR DEVIATION

Maximum wall height: Six feet
SDMC Section 142.0340

Proposed wall height: Eight feet
(at the west edge of the property, 630 feet in length)

Provides additional sound
attenuation.

Maximum wall height: Six feet
SDMC Section 142.0340

Proposed wall height: Seven feet
(at the east edge of the property, 100 feet in length)

Accommodates grade
changes and level pad.

Maximum building height: 40
feet
SDMC Table 131-04G

Proposed building height: 50 feet
(in the RM-3-7 zoned portion of the property)

Accommodates proposed
density of 29 dwelling
units per acre.

Minimum street frontage: RM-
3-7:70 feet

Minimum street frontage: CC-
2-3:100 feet

SDMC Table 131-04G

SDMC Table 131-05E

Proposed Deviations from Minimum Lot Frontage

RM-3-7 CC-2-3
Lot Proposed Proposed
No. | Required p . Required p .
Deviation Deviation
1 N/A -- 100 ft. 34 ft.
3 70 ft. 0 ft. N/A -
5 N/A -- 100 ft. 29 ft.
6 N/A -- 100 ft. 32 ft.

Accommodates the
proposed mixed-use
development and an
interior lot configuration.

Minimum setback: 57.5 feet
SDMC Table 131-04G

Proposed setback: 46 feet, ten inches (west property
line)

50 feet eight inches and 51 feet, six inches (east
property line)

Allows for efficient use of
the property.

Maximum wall height: Six feet
SDMC Section 142.0340

Proposed wall height: Eight feet
(solid trash enclosure walls)

To provide better
screening and additional
security.




APPLICABLE REGULATION

PROPOSED DEVIATION

PURPOSE FOR DEVIATION

7 | Residential signs for property Proposed signs/area: Signage for commercial uses in Allows commercial signage
identification, yard sale, and the RM-3-7 zone, which is not addressed in the to serve the proposed
real estate residential sign regulations, to allow up to 1.5 square | commercial
(Commercial signs in the RM- | feet of sign area per linear foot of commercial leased | retail/restaurant uses.
3-7 zone not addressed by premises on the ground floor of Building 4 and
the City's Sign Regulations) Building 6.

8 | Minimum lot area,RM-3-7: Proposed Deviations from Minimum Lot Area To provide public street

7,000 square feet. Lot RM-3-7 CC-2-3 frontage and meet lot area
Minimum lot area,CC-2-3: ) Proposed i Proposed | requirements for
5,000 square feet. No. | Required Deviation Required Deviation | integration of residential
SDMC Table 131-04G 1 - 3,000 sq. and commercial uses.
SDMC Table 131-05E ft.
5 7,000 sq. - 5,000 sg. | 4,200 sq.
ft. ft. ft.
6 5,800 sq. 4,500 sq.
ft. ft.
9 | Minimum lot width, RM-3-7: 70 | Proposed lot width for panhandle portions of lots: To accommodate
feet. 34 feet (Lot 1) panhandle lots.
Minimum lot width, CC-2-3: 29 feet (Lot 5)
100 feet. 32 feet (Lot 6)
SDMC Table 131-04G (Lots 1, 5, and 6 straddle the RM-3-7 and CC-2-3
SDMC Table 131-05E zones)
10 | Minimum lot frontage, RM-3-7: | Lots 1, 5, and 6 have narrow lot frontages on Carroll To accommodate the
70 feet. Canyon Road (within the CC-2-3 zone), and Lot 3 mixed-use development.
Minimum lot width, CC-2-3: (within the RM-3-7 zone) has no lot frontage on
100 feet. Carroll Canyon Road. Proposed deviations:
SDMC Table 131-04G Proposed Deviations from Minimum Lot Frontage
SDMC Table 131-05E RM-3-7 CC-2-3
Lot Proposed Proposed
No. | Required Deviation Required Deviation
1 N/A -- 100 ft. 34 ft.
3 70 ft. 0 ft. N/A --
5 N/A -- 100 ft. 29 ft.
6 N/A -- 100 ft. 32 ft.
11 | Restaurants are not Project proposes a restaurant in the RM-3-7 portion The deviation would allow

permitted in the RM-3-7
Zone. SDMC Section
131.0431(b).

of the project site.

a restaurant serving
residents and patrons of
the residential/mixed use
project.

Deviations are proposed to ensure that noise levels do not exceed City standards (Deviation 1), for
construction of retaining walls to accommodate site grading (Deviation 2), to allow for lot
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