
X    Local Coastal Plan Amendment 

X      X

Land Developers and Associates Corp. Chula Vista Bayfront
Site 1a Rezone Application

1 of 155

PRM Desktop 1
Text Box
5950 Canoga Avenue, Ste. 500 Woodland Hills, CA  91367

PRM Desktop 1
Text Box
Commercial Visitor (C-V)

PRM Desktop 1
Text Box
+/- 4.81 ac

PRM Desktop 1
Text Box
The proposed amendments would change land use designations and zoning for two

PRM Desktop 1
Text Box
parcels on the Chula Vista Bayfront.  The parcels are referred to as site 1a in the LCP and Bayfront Specific Plan, and S-4 in the Chula Vista Bayfront Master Plan.  The site is located at the northwest corner of E Street and Interstate 5. The application seeksto permit amendments to the CVGP to change designation of the subject site from Professional and Admin. Office to Commercial Visitor. It also requests that the LCP and Bayfront Specific Plan be amended to change the use from Commercial Office to Commercial Visitor Limited (C-VL).     



 Limited (C-VL)

Land Developers and Associates Corp. Chula Vista Bayfront
Site 1a Rezone Application

2 of 155

PRM Desktop 1
Text Box




Section 1.b. 

TABLE OF CONTENTS 

SECTION I. 1 
SECTION I. GENERAL PLAN, LCP & SPECIFIC PLAN AMENDMENT APPLICATION  ................................................ 1 
SECTION I.a. Issues Report Response Matrix ......................................................................... 3 

SUBSECTION I.a.1. Site 1a Parcel Maps................................................................................. 7 

SECTION I.b. TABLE OF CONTENTS 

SECTION II. JUSTIFICATION REPORT ..................................................................................... 14 
SECTION II.a. WHY IS AMENDMENT NEEDED? ............................................................................... 14 
SECTION II.b. WHY IS PROJECT BEING PLANNED? ............................................................................ 14 
SECTION II.c. HISTORICAL SITE UTILIZATION? ................................................................................. 15 
SECTION II.D. PREVIOUS ENTITLEMENTS, APPLICATIONS AND ACTIONS?  ............................................  15 

SECTION III. EXISTING SITE CONDITIONS............................................................................... 16 
SECTION III.a. SITE LOCATION ................................................................................................................................ 16 
SECTION III.b. SITE DESCRIPTION ..........................................................................................................................  16 
SECTION III.c. SITE TOPOGRAPHY AND PHYSICAL ATTRIBUTES ............................................................................  16 

EXHIBIT III.a. SITE LOCATER MAP .................................................................................................................. 17 
SECTION III.d. CIRCULATION ................................................................................................................................... 18 

SECTION IV. PROPOSED AMENDMENTS ............................................................................... 18 
SECTION IV.A. PROPOSED AMENDMENTS ............................................................................................................. 18 

SUBSECTION IV.a.1. DESCRIPTION OF PROPOSAL ............................................................................................. 19 
SUBSECTION IV.a.2. DEVELOPMENT SCHEDULE ................................................................................................ 19 
SUBSECTION IV.a.3. PROJECT DATA ................................................................................................................... 19 

IV.a.3.i. WATER AND SEWER DEMAND ANALYSIS ..............................................................................  19 
IV.a.3.ii. TRAFFIC IMPACT ANALYSIS ....................................................................................................  20 
IV.a.3.iii. FISCAL IMPACT ANALYSIS .....................................................................................................  21 

SECTION IV.a.4. OTHER ENTITLEMENT APPLICATIONS ......................................................................................... 22 

SECTION V. LAND USE CONSIDERATIONS ............................................................................. 22 

EXHIBIT V.a. MAP (36X24): SITE UTILIZATION – EXISTING  ...................... PROVIDED UNDER SEPARATE PACKET 
EXHIBIT V.b. MAP (36X24): SITE UTILIZATION - PROPOSED .................... PROVIDED UNDER SEPARATE PACKET 

SECTION VI. ECONOMIC CONSIDERATIONS........................................................................... 23 

SECTION VII. ENVIRONMENTAL CONSIDERATIONS  ............................................................... 24 

SECTION VIII. INFRASTRUCTURE CONSIDERATIONS .............................................................. 25 

SECTION IX. ANNEXATION ................................................................................................... 26 

SECTION X. EXISTING LAND USE DOCUMENTS CONSISTENCY REVIEW ................................... 26 
SECTION X.a. GENERAL PLAN CONSISTENCY ......................................................................................................... 26 
SECTION X.b. LOCAL COASTAL PROGRAM CONSISTENCY  .................................................................................... 38 
SECTION X.C. LCP SPECIFIC PLAN CONSISTENCY .................................................................................................. 46 
SECTION X.D. GENERAL PLAN / LCP PROPOSED AREAS OF REVISION ................................................................ 49 

SECTION XI. CONCLUSION SUMMARY .................................................................................. 56 
SECTION XII.a. IMPACTS ......................................................................................................................................... 56 
SECTION XII.b. FISCAL ............................................................................................................................................. 56 
SECTION XII.c. COMPATIBILITY ..............................................................................................................................  57 
SECTION XII.d. ENVIRONMENT ............................................................................................................................... 58 
SECTION XII.e. ENERGY ........................................................................................................................................... 58 
SECTION XII.f. COASTAL ACCESS ............................................................................................................................ 58 



TABLE OF CONTENTS  

(continued) 

APPENDIX ................................................................................................................ 60 
APPENDIX I.a. MAP: EXISTING GENERAL PLAN DESIGNATION ........................................................................... 61 
APPENDIX I.b. MAP: PROPOSED GENERAL PLAN DESIGNATION ........................................................................ 62 
APPENDIX I.c. MAP: EXISTING ZONING ............................................................................................................... 63 
APPENDIX I.D. MAP: PROPOSED ZONING ............................................................................................................ 64 

APPENDIX II. GRAPHIC EXHIBITS: SITE PHOTOS ........................................................................................... 65 
APPENDIX III. CONSULTANT REPORTS ........................................................................................................... 74 
APPENDIX III.a. REPORT: WATER/WASTEWATER DEMAND/GENERATION COMPARISON ANALYSIS: DEXTER 

WILSON, 2015 ................................................................................................... 74 
APPENDIX III.b. REPORT: TRAFFIC RAMIFICATION ANALYSIS; FEDERHART ADVISORS, 2015 .................... 79 
APPENDIX III.c. REPORT: FISCAL IMPACT ANALYSIS; PRO FORMA ASSOCIATES, 2016 .................................... 88 
APPENDIX III.D. PHASE II SOILS REPORT & NOVEMBER 2016 UPDATE LETTER; NINYO & MOORE, 1989...... 107 



EXHIBIT "A"

LEGAL DESCRIPTION

CITY OF CHULA VISTA

SHEET 1 OF 2

PARCEL A

THAT PORTION OF THE SOUTHWEST QUARTER OF THE SOUTHWEST QUARTER OF
QUARTER SECTION 161 OF RANCHO DE LA NACION, IN THE CITY OF CHULA VISTA, IN THE
COUNTY OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 166,
FILED MAY 11, 1869, IN THE OFFICE OF COUNTY RECORDER OF SAN DIEGO COUNTY; AND
MORE PARTICULARLY DESCRIBED AS FOLLOWS AND ILLUSTRATED ON EXHIBIT "B"
ATTACHED HERETO AND MADE A PART OF THIS DOCUMENT:

COMMENCING AT A PORTION  ON THE SOUTHERLY LINE  OF  SAID QUARTER SECTION  161,
DISTANT ALONG SAID SOUTHERLY LINE NORTH 72006'38" EAST 20.00 FEET FROM A SPIKE
MARKING  THE  SOUTHWESTERLY  CORNER  OF  SAID  QUARTER  SECTION  161,  SAID  POINT
ALSO BEING ON THE EASTERLY LINE OF THAT 40 FOOT RAILROAD RIGHT OF WAY AS
DESCRIBED IN DEED TO CORONADO RAILROAD COMPANY, RECORDED DECEMBER 29, 1894
IN  BOOK  236,  PAGE  167  OF  DEEDS  OF  SAID  COUNTY;  THENCE  ALONG  SAID  RAILROAD
RIGHT OF WAY LINE NORTH 17042'25' WEST 40.00 FEET TO A POINT ON THE NORTHERLY

LINE OF THAT 40  FOOT WIDE STRIP OF LAND AS RESERVED  FOR A PUBLIC  ROAD  IN  DEED
TO GREGG ROGERS, RECORDED OCTOBER 11,  1922 IN BOOK 915, PAGE 60 OF DEEDS OF
SAID COUNTY; THENCE ALONG SAID RAILROAD RIGHT OF WAY LINE NORTH 17=42'25" WEST
624.14   FEET   TO   THE   NORTHERLY   LINE   OF   SAID   SOUTHWEST   QUARTER   OF   THE
SOUTHWEST QUARTER  OF  QUARTER  SECTION  161;  ALONG  LAST SAID  NORTHERLY  LINE
NORTH 72006'24'' EAST, 52.00 FEET TO THE TRUE POINT OF BEGINNING; LEAVING LAST SAID
LINE  SOUTH   17042'25"  EAST  586.17  FEET;  THENCE  SOUTH  68°17'41"  EAST  26.22  FEET;
THENCE NORTH 68°15'12" EAST 217.52  FEET; THENCE NORTH  11=12'13" WEST, 55.28 FEET;
THENCE NORTH 17011'55" WEST 533.38 FEET TO THE SAID NORTHERLY LINE OF THE
SOUTHWEST   QUARTER   OF   THE   SOUTHWEST   QUARTER   OF   QUARTER   SECTION   161;
THENCE ALONG SAID NORTHERLY LINE SOUTH 72006'34" WEST TO THE TRUE POINT OF

BEGINNING.

CON NUED ON SHEET ....

OwOe
CHIJ V _A

I
CITY OF CHULA VISTA        I
PUBLIC WORKS DEPARTMENT ]

I

276 FOURTH AVENUE         ]
CHULA VISTA, CA 91910     I
(619) 409-t 974          /

J FILE NO. EB-304
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EXHIBIT "A"
LEGAL DESCRIPTION

CITY OF CHULA VISTA

SHEET 2 OF 2

CONTINUED FROM SHEET 1  .....

EXCEPTING THEREFROM THAT PORTION OF SAID SOUTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF QUARTER SECTION 161, LYING EASTERLY, NORTHEASTERLY
AND SOUTHEASTERLY OF THE FOLLOWING DESCRIBED LINE AS DEPICTED ON STATE OF
CALIFORNIA - DEPARTMENT OF TRANSPORTATION DISTRICT 11 - RIGHT OF WAY MAP NO.
2530, DATED JANUARY 1984:

COMMENCING AT A PORTION  ON  THE SOUTHERLY LINE  OF SAID  QUARTER SECTION  161,
DISTANT ALONG SAID SOUTHERLY LINE NORTH 72006'38" EAST 20.00 FEET FROM A SPIKE
MARKING  THE  SOUTHWESTERLY  CORNER  OF  SAID  QUARTER SECTION  161,  SAID  POINT
ALSO BEING ON THE EASTERLY LINE OF THAT 40 FOOT RAILROAD RIGHT OF WAY AS
DESCRIBED IN DEED TO CORONADO RAILROAD COMPANY, RECORDED DECEMBER 29, 1894
IN  BOOK  236,  PAGE  167  OF  DEEDS  OF  SAID  COUNTY;  THENCE  ALONG  SAID  RAILROAD
RIGHT OF WAY LINE NORTH 17042'25" WEST A DISTANCE OF 40.00 FEET TO A POINT ON THE
NORTHERLY LINE OF THAT 40 FOOT WIDE STRIP OF LAND AS RESERVED FOR A PUBLIC
ROAD IN DEED TO GREGG ROGERS, RECORDED OCTOBER 11, 1922 IN BOOK 915, PAGE 60
OF DEEDS OF SAID COUNTY; THENCE ALONG  SAID RAILROAD  RIGHT OF WAY LINE  NORTH
17°42'25" WEST A DISTANCE OF 143.20 FEET TO A POINT ALONG SAID RAILROAD RIGHT OF
WAY  LINE,  SAID  POINT  BEING  ALSO  THE  TRUE  POINT  OF  BEGINNING;  THENCE  NORTH
12°29'19" EAST A DISTANCE OF 472.98 FEET TO THE BEGINNING OF A TANGENT CURVE,
CONCAVE  WESTERLY,  HAVING A RADIUS  OF 470  FEET;  THENCE  NORTHERLY ALONG THE
ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 29°41'14" A DISTANCE OF 243.53
FEET TO A POINT ON  THE WESTERLY LINE  OF  PARCEL  1  OF  LAND  CONVEYED  TO   THE
STATE  OF  CALIFORNIA  BY  DEED  RECORDED  MAY 29,  1969 AS  DOCUMENT  NO.  95061  OF
OFFICIAL RECORDS OF SAID COUNTY.

CONTAINING 1.02 ACRES, MORE OR LESS

(3BE It _A

CITY OF CHULA VISTA

PUBLIC WORKS DEPARTMENT

276 FOURTH AVENUE

CHULA VISTA, CA 91910
(619) 409-1974

ERCH, P.L.S. 8
LICENSE EXPIRES 06/30/2015

i  °JO No. L8814 I

DATE

FILE NO. EB-304
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EXHIBIT "A"
LEGAL DESCRIPTION

CITY OF CHULA VISTA

SHEET 1 OF 2

PARCEL B

ALL THAT PORTION OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF
QUARTER SECTION 161 OF RANCHO DE LA NACION, IN THE CITY OF CHULA VISTA, IN THE
COUNTY OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 166, BY
MORRILL, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, MAY
11, 1869, LYING WESTERLY OF THE WESTERLY LINE OF PARCEL 1 OF LAND CONVEYED TO
THE STATE OF CALIFORNIA BY DEED RECORDED MAY 29, 1969 AS DOCUMENT NO. 95061 OF
OFFICIAL RECORDS OF SAID COUNTY; AND MORE PARTICULARLY DESCRIBED AS FOLLOWS
AND ILLUSTRATED ON EXHIBIT "B" ATFACHED HERETO AND MADE A PART OF THIS
DOCUMENT:

COMMENCING  AT  THE  NORTHWEST  CORNER  OF  SAID  NORTHWEST  QUARTER;  THENCE
NORTH  72°08'17"  EAST  325.89  FEET  TO  THE  TRUE  POINT  OF  BEGINNING;  THENCE  -1
SOUTHERLY FROM A TANGENT BEARING SOUTH 18008'34" EAST ALONG A CURVE CONCAVE
TO THE WEST HAVING A RADIUS OF 1688.30 FEET THROUGH A CENTRAL ANGLE OF 0056'39"
A DISTANCE  OF 27.82  FEET;  THENCE -2- TANGENT TO  SAID  CURVE  SOUTH  17°11'55"  EAST
636.20 FEET TO THE SOUTHERLY LINE OF SAID NORTHWEST QUARTER; THENCE -3- ALONG
SAID SOUTHERLY LINE NORTH 72006'34" EAST 126.30 FEET TO THE WESTERLY BOUNDARY
OF THAT PART OF SAID NORTHWEST QUARTER GRANTED TO THE STATE OF CALIFORNIA
BY DEED RECORDED AS DOCUMENT NO. 57993 ON JUNE 20, 1949 IN BOOK 3242, PAGE 128
OF OFFICIAL RECORDS OF SAID COUNTY; THENCE -4- ALONG SAID WESTERLY BOUNDARY,
NORTHERLY FROM A TANGENT BEARING NORTH 14020'28" WEST ALONG A CURVE
CONCAVE TO THE WEST, HAVING A RADIUS OF 1960.00 FEET THROUGH A CENTRAL ANGLE
OF 03°23'29" A DISTANCE OF 116.01  FEET; THENCE -5-CONTINUING ALONG SAID WESTERLY
BOUNDARY NORTH 17043'29" WEST 547.97 FEET TO THE SAID NORTHERLY LINE OF SAID
NORTHWEST QUARTER; THENCE -6-ALONG SAID NORTHERLY LINE SOUTH 72°08'18" WEST
123.85 FEET TO THE TRUE POINT OF BEGINNING.

EXCEPTING THE WESTERLY 72.00 FEET OF SAID NORTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF QUARTER SECTION 161.

CONtiNUED ON SHEET ....

( llf 01'
(31-1 VII

CITY OF CHULA VISTA

PUBLIC WORKS DEPARTMENT

276 FOURTH AVENUE

CHULA VISTA, CA 91910
(619) 409-1974

FILE NO. EB-304
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EXHIBIT "A"

LEGAL DESCRIPTION

CITY OF CHULA VISTA

SHEET 2 OF 2

CONTINUED FROM SHEET 1  .....

ALSO EXCEPTING THEREFROM THAT PORTION OF SAID NORTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF QUARTER SECTION 161, LYING EASTERLY, NORTHEASTERLY
AND SOUTHEASTERLY OF THE FOLLOWING DESCRIBED LINE AS DEPICTED ON STATE OF
CALIFORNIA - DEPARTMENT OF TRANSPORTATION DISTRICT 11 - RIGHT OF WAY MAP NO.
2530, DATED JANUARY 1984:

COMMENCING AT A PORTION ON THE SOUTHERLY LINE OF SAID QUARTER SECTION 161,
DISTANT ALONG SAID SOUTHERLY LINE NORTH 72006'38" EAST 20.00 FEET FROM A SPIKE
MARKING THE SOUTHWESTERLY CORNER OF SAID QUARTER SECTION 161, SAID POINT
ALSO BEING ON THE EASTERLY LINE OF THAT 40 FOOT RAILROAD RIGHT OF WAY AS
DESCRIBED IN DEED TO CORONADO RAILROAD COMPANY, RECORDED DECEMBER 29, 1894
IN  BOOK  236,  PAGE  167  OF  DEEDS  OF  SAID  COUNTY;  THENCE  ALONG  SAID  RAILROAD
RIGHT OF WAY LINE NORTH 17°42'25" WEST A DISTANCE OF 40.00 FEET TO A POINT ON THE
NORTHERLY LINE  OF THAT 40  FOOT WIDE  STRIP  OF  LAND AS  RESERVED  FOR A PUBLIC
ROAD IN DEED TO GREGG ROGERS, RECORDED OCTOBER 11, 1922 IN BOOK 915, PAGE 60
OF DEEDS OF SAID COUNTY; THENCE ALONG SAID RAILROAD RIGHT OF WAY LINE NORTH
17042'25" WEST A DISTANCE OF 143.20 FEET TO A POINT ALONG SAID RAILROAD RIGHT OF
WAY  LINE,  SAID  POINT  BEING  ALSO  THE  TRUE  POINT  OF  BEGINNING;  THENCE  NORTH
12=29'19" EAST A DISTANCE OF 472.98 FEET TO THE BEGINNING OF A TANGENT CURVE,
CONCAVE WESTERLY,  HAVING A RADIUS OF 470  FEET;  THENCE  NORTHERLY ALONG  THE
ARC  OF  SAID  CURVE,  THROUGH  A CENTRAL  ANGLE  OF  29°41'14" A  DISTANCE  OF  243.53
FEET TO A POINT ON THE WESTERLY LINE OF PARCEL 1 OF LAND CONVEYED TO THE
STATE OF CALIFORNIA BY DEED RECORDED MAY 29, 1969 AS DOCUMENT NO. 95061 OF
OFFICIAL RECORDS OF SAID COUNTY.

CONTAINING 3. 79 ACRES, MORE OR LESS

Ollt' OF
(:Z"R.,I,A MlgrA

CITY OF CHULA VISTA

PUBLIC WORKS DEPARTMENT

276 FOURTH AVENUE

CHULA VISTA, CA 91910
(619) 409-1974

(
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I.  Cover Page 

 

Applicant:  Land Developers and Associates Corporation  

  5950 Canoga Avenue, Suite 500 

  Woodland Hills, CA  91367 

  818.849.3282 Phone 

  818.784.8745 Fax 

  Daniel Singh, CEO 

 

Project Proposal: Land Developers and Associates Corporation (LDA) is requesting that its combined 

parcels known as site 1a in the city’s General Plan (GP) and the Local Coastal Plan (LCP) and the Bayfront 

Specific Plan (SP) be rezoned from Professional Office to a “modified” Commercial Visitor allowing only 

a hotel use. Subsequent to the approval of the amendments and rezone, LDA proposes to construct up 

to 120,000 square feet of select service hotel and required parking, infrastructure and landscaping.  

 

A Select-Service Hotel is defined as a hybrid hotel between a limited-service and full-service hotel. It 

offers the fundamentals of limited-service properties together with a selection of services and amenity 

characteristics of full-service hotel properties. Generally, select-service hotels keep operating costs 

down by offering services and amenities in moderation. Generally, these hotels do not feature multiple 

restaurants, expansive catering services, or an abundance of meeting space. In-room amenities are 

usually towards the level found at full-service hotels.  Examples of select-service hotels are:  aloft, 

Holiday Inn Select, Four Points by Sheraton, Courtyard by Marriott, Hilton Garden Inn, Hotel Indigo, 

DoubleTree Club, Hyatt Place, Ramada, Wyndham Garden Inn, Clarion and Cambria Suites. 

  

LDA proposes to amend the Chula Vista General Plan, Local Coastal Plan and Bayfront Specific Plan to 

reflect a change in designation and use for the 1a site from Commercial Professional Office to 

Commercial Visitor Limited.   LDA’s proposed development concept will conform to the approved 

building envelopes and habitat protection policies contained in the Chula Vista Bayfront Master Plan 

(CVBMP).   

 

Project Location: Land Developers and Associates Corporation (LDA) is the owner of two parcels (APNs 

565-310-09 and 565-310-25) in northwest Chula Vista and located within the Chula Vista Bayfront Master 

Planning area (CVBMP) and the Bayfront Local Coastal Planning Area (LCP).  The two contiguous parcels 

comprise 4.81 acres (565-310-09 = 1.02 ac/565-310-25 = 3.79 ac).  The parcels are located west of 

Interstate 5 and north of E Street (see Locater Map Exhibit III.a.) at Bay Boulevard.  

 

  

Land Developers and Associates Corp. Chula Vista Bayfront
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II. Introduction 

II.a. Why is the amendment required? 

The subject site is located in the Chula Vista Bayfront Planning Area (CVBPA) which outlines the future 

development of visitor related uses in a setting that is surrounded by 310 acres of natural and improved 

public space. The parcels are currently designated in the GP as “Professional & Office” and Commercial – 

Professional and Administrative in the LCP. LDA is proposing a hotel use which necessitates amendments 

to the general plan, LCP and Bayfront Specific Plan. The proposed General Plan amendment would change 

the subject site’s land use designation from Professional Office to Commercial Visitor. 

The LCP amendment would change the subject site’s zoning from Commercial and Professional Office to 

Commercial-Visitor Limited (C-VL) containing a restriction allowing only the development and operation of 

hotel uses. Other uses permitted under the C-V zone would not be allowed under the C-VL zone. Uses that 

would not be permitted under the limited C-V zone include: 

Retail 

• Restaurants with a cocktail lounge (stand-alone); 

• Art galleries; 

• Retail shops; 

• Bona fide antique shops; 

• Markets; 

• Service Businesses not hotel related. 

II.b. Why is the project being planned? 

The Chula Vista Bayfront has been envisioned as a major destination for visitors and tourists since the 

1970’s. In 2010, the city of Chula Vista together with the Unified Port District of San Diego began work 

on the Chula Vista Bayfront Master Plan (CVBMP). The “Plan”, which was approved by the California 

Coastal Commission in 2012 memorialized that vision by allowing the development of 166 acres of 

Bayfront land for commercial, office and industrial. The Plan also established protection of over 413 

acres of wetlands and habitat. 

The Plan’s keystone is a major hotel, convention space and residential development that would serve as 

the catalyst for other development on the Bayfront as well as much of western Chula Vista. The Plan also 

allowed for the development of smaller hotel uses in other parts of the Bayfront. LDA believes that there 

is a demand for select-service hotels in the northern part of the Bayfront along Interstate 5 at E Street. 

The current Plan calls for commercial and professional office uses along the E Street corridor, a major 

gateway to the Bayfront and the city of Chula Vista. 

Land Developers and Associates Corp. Chula Vista Bayfront 14 of 151 
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Prior to proposing a hotel use for the 1a site, LDA analyzed the possibility of developing offices uses 

allowed under the current entitlements.  LDA’s analysis indicated that the current and projected demand 

for new office space would not support an office development.  Furthermore, a review of office uses 

along the Bayfront indicates a contraction of educational uses and an increase in low value industrial 

and commercial uses.  In addition to lacking the economic demand to support new development, uses 

consistent with the existing tenant base would generate additional impacts in the form of traffic, noise 

and parking requirements.  

 

Given the freeway orientation of the subject site, LDA believes that the proposed hotel use can offer a 

moderately priced alternative to the high-end accommodations proposed for the Bayfront and the 

limited hospitality opportunities in northwestern Chula Vista without generating impacts beyond those 

currently mitigated in the CVBMP. 

 

While the proposed use (C-VL) is consistent with the types of land uses allowed in the CVBMP, the 

General Plan designation and existing LCP and SP zoning of the subject parcels is Professional and 

Commercial Office.  In order to allow the proposed development, the Plan designation and zone need to 

be changed. 

 

II.c.  Historical Site Utilization   

 

LDA reviewed historical documentation regarding past uses and entitlements provided by the city of 

Chula Vista (previous land owner).  Currently, the site is vacant and documents reviewed for this 

application indicated that the site has historically been used for heavy Industrial purposes.  Historical 

information provided by Ninyo & Moore in their January 28, 1989 Phase II soils report indicated that a 

reinforcement steel bar manufacturing/processing plant occupied a portion of the site. Photographs 

taken in 1969 revealed the presence of an industrial building which housed a crane boom on the 

premises and a blast furnace off-site. The southern portion of the site has been used as an automobile 

salvage yard which ceased operations in the early 1990’s. The entire site has been vacant since the early 

1990’s. 

 

II.d.  Previous Entitlements, Applications and Actions  

 

Based on a review of documentation related to the site provided by the City of Chula Vista there had 

been an application with the city’s former Redevelopment Agency for the temporary use as an 

automobile wrecking yard in 1976.  Later, records indicate that in 1978, the property owner applied for 

an Ownership Participation Agreement with the Redevelopment Agency for the construction of a 200-

room motel.   

 

No other documents were provided indicating other entitlement requests. 
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III. Existing Site Conditions 

 

III.a.  Site Location: 

 

The subject site is identified as parcel 1a in the LCP, is located entirely in the city of Chula Vista and is 

governed by the city’s local Coastal Program and Bayfront Specific Plan. The site is situated north of E 

Street and east of the former Bay Boulevard to the “paper” D Street (see Locater Map: Exhibit I).  The 

National Wildlife Refuge is located northwest of site 1a in the Sweetwater District of the CVBMP. The 

San Diego Gas & Electric transmission utility line and the San Diego & Eastern Arizona rail line are directly 

west of the subject parcels. The northern boundary of the parcel is approximately 1,300 lineal feet for 

the southern boundary of the city of National City (see Appendix I. maps). 

 

III.b.  Site Description:   

 

Parcel Area 1a (see Appendix I.c.) is currently vacant and is zoned and designated as C-P.  The parcel is 

located just north of E Street and west of a freeway off-ramp.  A portion of the property is under the 

jurisdiction of the California Department of Transportation (Caltrans) and is not included in the LCP 

Planning Area.  The portion of the property located outside the Caltrans area is approximately 4.81 acres 

and is planned for office development in the CVBMP, LCP and the SP.  This parcel has restricted access 

as a result of the closure of Bay Boulevard north of E Street. Site access is also restricted by the closed 

Bay Boulevard, SDG&E utility alignment and the MTS railway (inactive) located along the site’s western 

property line.   

 

Existing land uses for properties surrounding the subject parcel varied from open space to commercial.  

Aerial map exhibit I depicts the location of the site and its relation to surrounding uses.  Directly north 

of the 1a parcel is the Sweetwater Marsh which will be further protected by a required 100-foot “no 

touch” buffer provided onsite along the property’s northern lot line.  Looking west, contiguous uses are 

the abandoned segment of Bay Boulevard (E Street to D Street), an inactive rail line owned by the San 

Diego and Eastern Arizona Railway (MTS) and directly west of the rail line is a 150-foot wide utility 

transmission alignment owned and operated by San Diego Gas & Electric.   

 

Along the east perimeter of the site is the Bayshore Bikeway trail that runs parallel to Interstate 5.  

Approximately 415 feet from the eastern property line, on the east side of the I-5 are a mix of freeway 

commercial and multi-family residential uses. On the south side of the property is the current Discovery 

Center parking lot, E Street, vacant land (between E St. and F St.) and the UTC Aerospace Systems 

(industrial) campus, located on the south side of F St.              

 

III.c.  Topography and Physical Attributes of the Site:  

 

Site 1a is vacant and vegetated with a mix of native and non-native vegetation. The site is generally level 

except for a 6-foot west facing slope along the northwestern perimeter of the site. Drainage is presumed 
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to be adequate for the proposed hotel development and surface parking as a storm drain collector pipe 

and inlets run along the western periphery of the site. Underground storm drain infrastructure runs the 

length of the site and is located along the abandoned Bay Boulevard with an existing manhole at the 

south end of the vacated roadway. A storm drain catchment system also exists along the eastern 

perimeter that serves the Bayshore Bikeway and Interstate 5. 

III.d. Circulation: 

In 1984, the state Department of Transportation (CALTRANS) acquired approximately 2.5 acres of 

the south-east end of the site to realign the I-5 on/off ramp at E Street. The realignment necessitated 

the closure of Bay Boulevard north of E Street. That action effectively eliminated all ingress and 

egress to/from the site. 

In order to provide convenient and necessary access, LDA has worked with the city of Chula Vista, the 

Metropolitan Transit System and SDG&E to gain crossing rights needed to reestablish vehicular access. 

MTS has authorized crossing rights over the rail line and the utility has indicated that no facilities will be 

affected by the proposed easement. With respect to the former Bay Boulevard, the city and LDA are 

negotiating a long-term lease for the use of the land for access and circulation purposes. 

Since the property currently has no legal vehicular or pedestrian access, the location(s) of the 

connections have not been determined. It is assumed though that the main access will be located at 

the south end of the site. With the addition of the former Bay Boulevard parcel, a perimeter road 

can be provided with access points positioned at the north and south ends of the main parcel. Should 

the GP amendment and rezone be granted, LDA will work with the city and the Port of San Diego to 

design vehicular and pedestrian access points that conform to regulatory standards and comply with 

the direction of the CVBMP. 

IV. Proposed Amendments  

IV.a. Proposed Amendments: 

LDA is requesting that the city’s General Plan (GP) be amended and the site’s underlying zone be changed 

to allow for development of hotel uses. In order to allow the proposed use, the GP designation would 

be changed to Commercial Visitor (C-V). The existing CP-O zone would be converted to Commercial 

Visitor (C-V). The requested modification would restrict uses to hotel uses only (CVMC §19.84.002 (2)(a)) 

and would not permit other uses allowed under the zone unless C-V allowed commercial and retail uses 

are ancillary to the main use and contained within the main structures. This would ensure that first and 

foremost, all ancillary uses are provided for the use, convenience and enjoyment of hotel guests. 
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The rationale for the restricted zoning and narrow definition of allowed uses proposed by the developer 

is to limit that extent of impacts generated by the development and its operation to fall below or, at a 

minimum be consistent with the range and level of impacts analyzed and mitigated in the original 

Bayfront plan and Specific Plan as well as the CVBMP.  Allowing a host of uses permitted under the C-V 

zone (restaurants, bowling alleys, etc.) would carry additional impacts and would potentially incur 

supplemental analysis. 

 

IV.a.1.  Description of the Proposal:  

 

• The proposed development is a hotel use permitted under the proposed C-VL zone; 

• Project is not residential; 

• The proposed use would be a select service hotel constructed to the building standards current               

allowed under the CVBMP (120,000 sq. ft./44 ft. max);   

• The proposed zone (C-VL) would be consistent with GP amendment.  LDA is requesting the zoning 

be changed concurrent with the GP amendment;   

• The limited C-VL zone would allow only hotel uses and would not permit other uses allowed 

under the C-V zone unless ancillary to the hotel use and contained within the main hotel 

structure.   

 

IV.a.2.  Development Schedule:  

 

The project would be planned and scheduled for construction subsequent to the approval of the 

proposed amendment to the General Plan, LCP and the Specific Plan. 

 

IV.a.3.  Project Data:  

 

In preparation of the application submission, LDA retained a range of consultants to analyze impacts 

generated from the operation of the proposed use. For the purposes of this application, water demand, 

sewer generation, traffic and fiscal impacts were analyzed.  Contained in each of the attached reports 

are not only the impacts generated from the hotel use, but also a comparison to the current permitted 

land use is provided for each category analyzed. 

 

Summary findings for each report are provided below with the full reports attached in the application’s 

appendix.   

IV.a.3.i. Water and Sewer Demand Report: 

LDA received an analysis report prepared by Dexter Wilson Engineering to determine the level of change 

in forecast wastewater generation and potable water demand as a result of the proposed GP 

amendment and rezoning.  The analysis considered the current projections for the utilities as published 

in the 2010 Chula Vista Bayfront Master Plan Final Environmental Impact Report (CVBMP FEIR) for a 

commercial office development.  That projection data was compared to estimates for a proposed hotel 
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contained in the same environmental document.  The comparison assumed that both developments 

would observe existing buildout scenarios allowed in the CVBMP (120,000 s.f./44 ft.).  

Wastewater 

Based on the analysis prepared by the consultant, the hotel use would result in a net reduction of 2,600 

GPD when compared to the office use.  As a result of the proposed land use change, parcel 1a (CVBMP 

S4) will have a net benefit by reducing total wastewater flows and account for only 2.2% of the total 

projected flows for the entire Sweetwater District as projected in the 2008 Sewer Technical Study. 

Water 

The consultant analyzed projected demand for potable water for the proposed land use changes and 

compared that demand to the projected impacts for an office use contained in the FEIR.  Based on the 

review, the change in use will add approximately 9,250 GPD.   

That increase is considered less than significant when several factors are considered.  First, the total 

demand for the Sweetwater District is reduced from the analyzed levels through the elimination of the 

resort hotel originally planned for parcel S1 in the CVBMP. Second, it is expected that the addition of the 

proposed hotel development will be subject to the planning area’s “room cap” contained in the CVBMP. 

Moreover, no net increase in the total room count for the CVBMP and the elimination of the office on 

the 1a (CVBMP S4) site will result in a net reduction in demand by 11,352 GPD.  

The consultant also analyzed the capacity of existing underground facilities (sewer/water) and those 

planned to adequately serve the Sweetwater District which includes the subject site.  Based on that 

analysis, no changes to the planned infrastructure is required or recommended.  

IV.a.3.ii. Traffic Impact Analysis Report 

To assess the level of traffic impacts resulting from the proposed land use change, LDA hired Federhart 

& Associates to calculate traffic generation rates (peak and non-peak) for the proposed hotel use 

designation and compare those rates to that of an office development.  All figures used in this analysis 

were derived from the 2010 Chula Vista Bayfront Master Plan Final Environmental Impact Report, 

Appendix 4.2.1 and SANDAG’S “Guide of Vehicular Traffic Generation Rates for the San Diego Region, 

2002”.  For the purposes of this analysis, a business class, select service hotel development was 

considered based on the subject parcel size, maximum room count and the limitation of amenities, such 

as pools, personal services and onsite restaurants.  It was also determined that comparison building 

programs would be equal and based upon the CVBMP approved development envelope (140,000 sq. 

ft./44 ft. ht.).   

In short, the analysis identified significant traffic related benefits along the E Street corridor from the 

proposed change in use over the existing office designation for the 1A (S4) parcel.  In particular, peak 

hour traffic impacts are reduced an average of 45% in the morning hours and 47% during evening 

periods.  Overall, traffic generation for the proposed hotel use is 27% lower than the allowed office use. 
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A significant reduction in trips generated from the 1a site not only minimizes the potential for congestion 

at the E Street and Bay Boulevard entrance to Chula Vista’s Bayfront, but also extends the operable life 

existing traffic signals along E Street at the I-5 corridor.  Moreover, a nearly 50% reduction in AM/PM 

peak hour trips reduces the pressure on the nearby freeway on/off ramps and improves ramp 

performance over the office building option.         

IV.a.3.iii Fiscal Impact Analysis: 

LDA retained Pro Forma Advisors to evaluate the fiscal impacts of an entitlement change for site 1a 

located in the City of Chula Vista.  The report does not evaluate fiscal issues outside of the change in use. 

The Site is currently governed by a form based development code that allows from a maximum of 

120,000 square feet of building area and a 44-foot height limit.  LDA is proposing to maintain the same 

building envelope; however, switch from a commercial office (“Existing Allowed Use”) to a hotel land 

use (“Proposed Allowed Use”). 

A fiscal impact analysis (FIA) of the proposed use was completed to determine whether the requested 

land use change will not adversely impact the City’s “Quality of Life Standards” as determined through 

the development’s impact on the General Fund. The analysis evaluates the net fiscal impact of the office 

use across a 10-year period, including build out, and reviews the proposed hotel use’s annual net fiscal 

impact across a similar 10-year period as a point of comparison. 

The fiscal impact study was prepared in accordance with the City’s developed FIA Framework.  As 

prescribed in the FIA methodology, Pro Forma Advisors used revenue and expenditure factors from the 

fiscal impact model to estimate fiscal revenues and expenditures expected to grow proportionally with 

new development. Special analysis models were used to estimate revenues, such as property tax 

revenues, transient occupancy tax, vehicle license fee revenues and sales tax generation, that will not 

grow proportionately with new development.  The detailed methodology of the FIA Framework is 

described in the memorandum “Chula Vista Fiscal Model Update – Overview and User’s Guide,” dated 

January 2015.  The following methodology section highlights key inputs and updates made to the 

methodology for the Existing Entitlements and Proposed Entitlements FIA. 

Using the City’s FIA Framework, the existing entitlements (office) would have a net positive revenue 

annual impact of approximately $18,800 in Year 2 that is expected to grow to approximately $49,000 in 

an illustrative Year 10 based on the hypothetical commercial development program.  In contrast, the 

proposed use (hotel) would have a net positive revenue annual impact of approximately $671,100 in 

Year 2 that is expected to grow to approximately $881,700 in an illustrative Year 10 based on the 

proposed hotel development program.  Over the 10-year evaluation period it could be expected that the 

proposed use would generate over $7 million more in net positive revenues to the City than the Existing 

Allowed Use.  The transient occupancy tax (TOT) receipts represent the greatest source of fiscal revenue 

for the proposed se.  These revenues offset estimated costs to service the proposed hotel development.  

Public safety costs make up the majority of anticipated fiscal expenditures in both development 

alternatives. 
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IV.a.4.  Other Entitlement Applications: 

LDA is requesting no other entitlements at this time.   

 

V. Land Use Considerations 

 

• LDA has analyzed opportunities available in the south San Diego County office market given the 

site’s current zoning.  According to a 2015 report on regional office supply, vacancy rates and absorption 

rates published by Colliers International for the local region, South County has the third highest office 

vacancy rate in the county, and based on a 14,330 sq. ft. annual absorption rate it would require over 8 

years to occupy the allowed space.   

LDA has commitments to develop two hotels and anticipates the hotels will begin construction shortly 

after the amendments and development permits are approved.   Both properties are projected to take 

approximately 12 to 18 months to construct and begin operating in a hypothetical Year 2.  Hotels typically 

require 2-3 years to reach stabilized occupancy.  This would occur in a hypothetical Year 5 in this analysis. 

LDA believes that within the initial 2 years of operation, the development will achieve significantly 

greater return for the city and generate more local jobs than the currently allowed use at the end of the 

initial 10-year cycle.   

• The 1a site sits at the northeast corner of the Chula Vista Bayfront which is primarily planned for 

visitor serving uses.  The requested amendments are consistent with the overall fabric and character of 

the Bayfront plan.  And, the development of hotels in the Sweetwater District will provide a catalyst for 

the transformation of the E Street gateway.  Additionally, this development will provide moderately 

priced accommodations that will serve a wider visitor market.   

 

• The 1a site is currently vacant and lacks vehicular and pedestrian connections and is somewhat 

remote from the rest of the Sweetwater District within the LCP and the CVBMP.  Development of the 

property with a hotel use that is open to the public would activate the area and integrate the visitor use 

with other attributes of the Bayfront.  Under the current zoning, the development would be shut off 

from the public and limit the benefits to the E Street gateway and other Sweetwater District uses.   

 

• The proposed changes would enhance surrounding uses by providing moderately priced hotel 

accommodations to visitors.  LDA proposes to integrate the 1a site with the natural habitat and provide 

vehicular, pedestrian and bicycle oriented infrastructure that would connect the site with the rest of the 

Sweetwater District and the Bayfront.   

 

• The surrounding parcels are within the Sweetwater District and part of a master planned area 

the proposed land use does not conflict with that plan and in fact, enhances it by developing the site 

with a use open to the public accessible to Bayfront visitors which conforms to the California Coastal Act. 
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• Currently the site is vacant and the proposed use will conform to the existing Local Coastal Plan 

and the CVBMP with respect to building size and height.   

 

• The proposed use will not increase density or development beyond the currently allowed levels 

permitted by the LCP and the CVBMP.  The proposed change seeks to balance the mix of land uses 

allowed in the Sweetwater District contained in the city’s Local Coastal Program.  Under the controlling 

2013 land use plan, the distribution of uses allows for only 6 acres of commercial visitor (C-V) oriented 

development while the plan allots 26 acres of professional and office (C-P) development.  The LDA 

proposal would reallocate roughly 5 acres of C-P zone to C-VL. Under the proposal, the distribution would 

be 11 acres of C-V and maintain 21 acres of C-P zoning.    

 

• The proposed actions would have no effect on nearby parcels. 

• The CVBMP is primarily designed as a visitor/tourist related development.  The LDA proposal is 

consistent with the master plan.   

 

 

VI. Economic Considerations           

 

• A hotel use at the 1a site will serve to jumpstart visitor related development and activity in the 

northern portion of Chula Vista’s Bayfront.  Under current zoning, the subject site allows a professional 

office use.   Conversely, an analysis of new office demand in Chula Vista indicates that the region has 

some of the highest vacancy rates in the county.  Additionally, new office absorption rates are roughly 

14,000 feet per year projecting that it would take nearly 9 years for local market to generate demand 

for an office development allowed under the current zoning. 

Over the last two years, LDA has been discussing the potential for a hotel at the site with major hotel 

flags and has received interest.  Without the necessary zoning it will not be possible to continue 

discussions with these world class hoteliers.  Currently, Chula Vista lacks high quality accommodations, 

and the LDA proposal will change that.  The 1a site is strategically located and can provide access to 

visitors at the Bayfront or to western Chula Vista.  The development will also go a long way in activating 

the E Street gateway and spurring investment along Bay Boulevard and E Street in western Chula Vista.   

• Currently, the site is vacant and there has been no activity on the site for more than 20 years. As 

stated previously there is no demand for new office space in Chula Vista.  

 

• The Hotel use will generate approximately 500 direct and indirect jobs. Though a job creation 

analysis has not been developed for this application, LDA has prepared similar reports for comparable 

hotel projects in Sothern California.  For instance, a typical select-service type hotel with approximately 

200 rooms would generate 250 construction jobs (through development phase), 45 FTE hotel operations 

jobs and approximately 45 food service jobs. Indirect employment is split between construction and 

hotel operations induced activity could generate an additional 170 jobs. 
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• In preparation for this submittal, LDA retained an economic consultant (see Appendix IV.a.) to 

provide a Fiscal Impact Analysis to identify and quantify projected revenues generated by the proposed 

use.  The consultant concluded that in the first full year of operation, the development would generate 

$682,000 in local revenues (Property tax, Transient Occupancy Tax, Business License Fees, etc.) and in 

Year 10, the development would generate approximately $880,000.   

By contrast, the office use would contribute approximately $19,000 in the first full year of operation and 

$50,000 in Year 10.  Again, the local office market is very soft and there is little certainty that there is or 

will be a market for 120,000 sq. ft. of commercial office in the next several years. 

 

 VII.        Environmental Considerations  

In 1989 the former Chula Vista Redevelopment Agency accepted a “Phase II Subsurface Investigation” 

report for the property.  The 1989 report determined some areas of the site to be contaminated with 

“technically” hazardous material, but that all affected soils could be disposed of and the site remediated 

at minimal cost.  

• The report is included in Appendix III.d. “Reports” for review.  Since there has been no known 

activity on the site since the completion of the report, its findings may still be pertinent.  In November 

2016 LDA engaged Ninyo & Moore, the authors of the 1989 study to perform an onsite reconnaissance 

and update of the existing report.  That effort concluded that the conclusions drawn in the 1989 report 

are in fact still valid but that additional work would need to be completed to be in compliance with 

industry standards in effect today.  LDA proposes to conduct all steps recommended in the update letter 

(APP. III.d.) following the conclusion of the rezone process and in advance of the development phase. 

   

• LDA has not completed its own biological assessment but there have been 2 separate surveys of 

the site conducted by Dudek and Associates.  The first, conducted in 2005 for the city of Chula Vista was 

focused specifically on the subject site and determined that there were no sensitive wildlife species 

detected on the project site at the times that the surveys were conducted. The study also found that the 

level of disturbed land and the lack of high quality habitat onsite projected that the existence of sensitive 

wildlife species would not occur.   

The second survey was also conducted by Dudek in 2015 for the extension of the E Street corridor.  That 

study focused on the entire Sweetwater District with limited attention placed on the 1a site.  Findings 

contained in the 2015 report highlighted Tier II vegetation on site. Though the habitat is disturbed, the 

plan recommends that some mitigation will be required. 

As part of the development proposal, LDA will conduct a focused survey and mitigate any loss to sensitive 

or protected species in accordance with the CVBMP and the MSCP Subarea plan. 

• LDA proposes to adhere to the mitigation measures contained in the CVBMP and the 

accompanying Settlement Agreement with respect to habitat and wildlife protection, lines of site, noise 

and soils.  
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• The site is planned for development in the LCP, CVBMP and the Chula Vista General Plan.   

 

• The site is proposed to be developed as visitor commercial-hotel only.   

 

• The 1a site is located in the Chula Vista Bayfront Local Coastal Program Land Use Plan and the 

Specific Plan Area which is generally located west of Interstate 5, south of the Sweetwater River and 

north of Palomar Street. Within the LCP area is a contiguous area of land known as the Midbayfront, 

which is comprised of several parcels totaling approximately 128 acres. The Midbayfront planning area 

abuts the 316-acre Sweetwater Marsh National Wildlife Refuge (NWR) and the F and G Street Marsh, a 

non-contiguous part of the Sweetwater NWR. The Sweetwater NWR is the largest remaining natural 

wetland on San Diego Bay and includes significant salt marsh habitats which support a number of 

sensitive plant and animal species, including several endangered species.  

 

The majority of the Midbayfront site is comprised of ruderal land. Habitat on the Midbayfront site 

includes approximately brackish marsh, disturbed wetlands, Riparian Tamarisk Scrub and Diegan coastal 

sage scrub and disturbed coastal sage scrub.  The Midbayfront is not a “Covered Project” the Subarea 

Plan of the Multiple Species Conservation Plan (MSCP). Covered Projects contain areas delineated for 

development and 100% conservation. The Development Areas of Covered Projects will not be subject to 

the HLIT Ordinance or any other additional mitigation or habitat preservation requirements beyond 

those incorporated into individual project approvals and the Subarea Plan.  

 

• LDA will mitigate any loss in accordance with the MSCP. The Multiple Species Conservation 

Program (MSCP) is a comprehensive, long-term habitat conservation plan developed to address the 

needs of multiple species and the preservation of natural vegetation communities in southwestern San 

Diego County.  

 

    VIII.          Infrastructure Considerations 

• The 1a site is currently vacant but has been developed previously.  The property is served by all 

underground and above ground utilities.  The CVBMP outlines standards for upgraded infrastructure 

which will be provided through the Development Impact Fees associated with the proposed project. 

 

• LDA has studied the proposed project’s impact on existing infrastructure in comparison to the 

current allowed use.  According to the attached consultant reports (Appendix III.a.) the proposed hotel 

use under the current LCP and CVBMP reduces the impact to water, sewage and traffic infrastructure 

when compared to the currently zoned Commercial Office use.  

 

• LDA proposes to build all required infrastructure including underground water and sewage 

facilities and storm water retention and conveyance systems concurrent with hotel development.  
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Specifications for all required infrastructure will be consistent with approved mitigation measures 

contained in the CVBMP, LCP and associated FEIR.  

 

• The proposed development would have no negative impact on community character in western 

Chula Vista and will be consistent with the overall visitor related orientation of the Bayfront.  Consistency 

will be assured through adherence to the development standards contained in the approved CVBMP.  

Throughout the LCP and CVBMP approval process extreme care was taken to ensure that all new 

Bayfront development complimented the bulk and scale of existing structures east of I-5.  The respective 

plans require that building heights not exceed 44 feet and building area at 120,000 square feet.  

Additionally, the hotel use is consistent with the freeway orientation of the commercial visitor uses along 

E Street east of the highway.  

IV.   Annexation  

• No annexation or incorporation is necessary; the 1a site is wholly located in the city of Chula 

Vista.  

 

X.   Existing Land Use Documents Consistency Review 

X.a City of Chula Vista General Plan Consistency Review 

The following section is a review of the Chula Vista General Plan to determine areas in the General Plan 

where the proposed amendment would be consistent or in conflict.  

Policies: 

CVGP Chapter 5:  Land Use and Transportation Element 

Objective – LUT 1 Provide a balance of residential and non-residential development throughout the city 

that achieves a vibrant development pattern, enhances the character of the city, and meets the present 

and future needs of all residents and businesses.  

LUT 1.5 Endeavor to create a mixture of employment opportunities for citizens at all income levels. 

The development of hotel uses at the subject site will create an impetus for additional investment in the 

Sweetwater District of the Chula Vista Bayfront, diversify the types and quality of commercial uses in 

northwestern Chula Vista and generate a significant number of skilled and entry level employment 

opportunities in a much quicker timeframe than professional office uses allowed under current zoning 

for the site.  

As indicated in the previous sections of the Justification Report, South San Diego and Chula Vista in 

particular, are experiencing high vacancy levels in the office space sector.  Based on current statistics, 

complete buildout of the site under current entitlements would require approximately 8 years using 

optimistic projections.  And, most office space is being leased by private education and training 
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operations which have seen a contraction locally.  Conversely, the outlook for visitor related uses is on 

the upswing.   

LDA has received interest from national hospitality flags representing value and quality that currently 

doesn’t exist in Chula Vista.  The freeway orientation of the site draws from both destination visitors as 

well as highway travelers.    

LUT 1.6 Attract and maintain land uses that generate revenue for the city of Chula Vista while 

maintaining a balance of other community needs, such as housing, jobs, open space, and public facilities. 

Visitor related uses similar to those proposed by LDA have the potential to generate considerable 

revenue for the city.  An analysis prepared by Pro Forma Advisors LLC, March 2016, estimated that a 

hotel operation consistent with the LDA proposal would generate a net total of $881,684.00 annually 

over expenses in year 10, nearly 20 times more revenue than estimated for the currently entitled use.  

The existing professional office zoning are estimated to generate $48,957.00 over expenses in year 10.     

The proposed use maintains a balance of community needs in the northwest portion of the city of Chula 

Vista.  The hotel use will create 250 construction and 73 permanent jobs that would be available to Chula 

Vista residents.  The developer also commits to observing all setbacks, environmental standards and 

habitat protection zones established by the CVBMP to insure the preservation of local natural resources.  

The proposed use has been analyzed for its impact on local public facilities and has been determined to 

not place additional pressure on existing or planned public infrastructure.  

LUT 1.12 Encourage regional-serving high-volume retail or other uses to locate near freeway access to 

minimize traffic on city streets. 

The proposed hotel is adjacent to Interstate 5 north of E Street and is served by on/off ramps in all 

directions.  Visitors accessing or departing the site do not need to use city streets to access the freeway.  

LUT 1.20 Redevelop the Bayfront Planning Area as a world-class Bayfront that will benefit citizens and 

visitors through the development of entertainment, retail, cultural, residential, office, parks and the 

preservation of natural open spaces.   

LDA proposes to develop a hotel use on Chula Vista’s Bayfront which is consistent with LUT 1.20.  The 

addition of quality visitor accommodations in northwest Chula Vista will benefit local residents by 

providing new jobs at various pay levels.  It will benefit visitors by offering new quality accommodations 

which are currently not available in western Chula Vista.  And revenues generated through the operation 

of the hotel can be used to maintain and preserve natural resources in the Bayfront planning area.      

Objective – LUT 4 Establish policies, standards and procedures to minimize blighting influences and 

maintain the integrity of stable residential neighborhoods. 

LUT 4.7 Recognize established communities and neighborhoods within the city through signage, 

landscaping, or other identifying features.  

The LDA owned parcel is strategically located at the E Street gateway to the Chula Vista Bayfront and the 

developer has previously engaged representatives of the Living Coast Discovery Center and the Port of 
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San Diego to discuss concepts for a gateway sign that would create an identification for the entrance. 

The CVBMP, the Local Coastal Program and the General Plan for the city of Chula Vista call for 

identification signage and improvements that create a sense of place and arrival.  LDA supports that 

policy and commits to partnering to establish a permanent gateway at E Street.     

Objective - LUT 5 Designate mixed use areas with higher density housing that is near shopping, jobs, and 

transit in appropriate locations throughout the city.   

LUT 5.8 Encourage a wide variety of retail and commercial services, such as restaurants and cultural 

arts/entertainment, in appropriate locations.  

The proposed site is within the LCP which is planned primarily as a visitor oriented district. Additionally, 

Chula Vista lacks quality hotel accommodations and the development has the potential to spur more 

investment in commercial activities.  

LUT 5.9 Encourage active and inviting pedestrian friendly street environments that include a variety of 

uses within commercial and mixed use areas.   

The LDA proposal envisions pedestrian, bicycle and vehicular connections utilizing the subject site and 

surrounding parcels that currently are unimproved.  Under the current zoning, a private office building 

would be off-limits to the public and deny access to an area next to a major gateway to the Bayfront.  

LUT 5.10 Support the continued development of the visitor economy in the Northwest Planning Area and 

additional visitor commercial uses and amenities in the Bayfront Planning Area.  

The LDA proposal represents a major investment in the local visitor economy and a significant step 

forward in implementing the Bayfront plan in the Sweetwater District.  The CVBMP sets forward a 

phasing plan that envisions development of the Sweetwater district in the final stages of the area’s 

development. The LDA proposal reshuffles that timeline and places the most visible gateway at the front 

end of development rather than the tail end.     

LUT 5.11 Endeavor to reduce the number of peak hour automobile trips by supporting increased services 

near workplaces.   

Included in this application is an analysis that compares traffic generation rates between the proposed 

and existing zoning contained in the General Plan.  The analysis, based on SANDAG trip generation rates 

reduces peak as well as overall daily trips reducing pressure on nearby highway off/on ramps and surface 

roads.  The proposal also has the potential to create new demand for commercial and restaurant uses 

that will serve the proposed development as well as western Chula Vista. 

Objective – LUT 6 Ensure that adjacent land uses are compatible with one another.  

LUT 6.9 Coordinate with adjacent land owners, the Port of San Diego in establishing compatible land uses 

for areas adjacent to city boundaries.   

LDA representatives have met on numerous occasions with Port of San Diego and the city of Chula Vista 

to discuss the proposed development and the concept of integrating the subject site with the rest of the 
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Sweetwater District.  Specifically, LDA has proposed forming a public/private partnership to design and 

construct improvements that would enhance the E Street gateway, develop an identity for the entrance 

and provide intra-district bicycle and pedestrian connections to increase access to the northern Bayfront.     

Objective – LUT 7 Appropriate transitions should be provided between land uses. 

LUT 7.2 Require new or expanded uses to provide mitigation or buffers between existing uses where 

significant adverse impacts would occur.   

The LDA proposal will conform to the development restrictions built into the LCP and CVBMP.  Within 

the subject site, LDA commits to creating a “no-touch” 100’ buffer on the northern end of the site to 

ensure protection of the adjacent Sweetwater marsh.  Additionally, LDA’s plan incorporates the partial 

use of the SDG&E utility transmission alignment for access to the subject site.  With approval of the utility 

other parts of the alignment will be improved to accommodate pedestrian connections and public areas 

for ecotourism uses.  All protected and sensitive areas will be adequately secured and signed to keep 

the public out of restricted areas.   

Objective – LUT 8 Strengthen and sustain Chula Vista’s image as a unique place by maintaining, 

enhancing, and creating physical features that distinguish Chula Vista neighborhoods, neighborhoods, 

communities, and public spaces and enhance its image as a pedestrian-oriented and livable community.  

LUT 8.1 Develop a program to enhance the identity of special districts and neighborhoods to create 

variety and interest in the built environment, including such items as signage, monuments, landscaping, 

and street improvements. 

In earlier sections, it was stated that LDA has been in discussions with the city and the Port of San Diego 

to agree upon a concept and a plan for the improvement of the E Street gateway.   

Objective – LUT 9 Create enhanced gateway features for city entry points and other important areas, 

such as special districts.  

LUT 9.1 Create consistent entry features for city entryways so people recognize that they are entering 

Chula Vista.   

All identification features will appropriately identify the City of Chula Vista. 

Objective – LUT 10 Create attractive street environments that complement public and private properties, 

create attractive public rights-of-way, and provide visual interest for residents and visitors.   

LUT 10.7 Work with utility providers to coordinate the design of utility facilities to ensure that the facilities 

fit within the context of their surroundings and do not cause negative visual impacts.  

LDA has been in discussion with the city of Chula Vista and SDG&E over the improvement and use of the 

utility transmission alignment.  Any plans to improve the alignment would be developed in consultation 

with the city of Chula Vista and would be intended to adhere to the requirements in the Local Coastal 

Plan and the CVBMP and repurpose to land for public use and as a buffer designed to protect adjacent 

sensitive habitat.   
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Objective – LUT 23 Promote the use of non-polluting and renewable alternatives for mobility through a 

system of bicycle and pedestrian paths and trails that area safe, attractive and convenient forms of 

transportation.   

LUT 23 Promote the use of non-motorized and renewable alternatives for mobility through a system of 

bicycle and pedestrian paths and trails that are safe, attractive and convenient forms of transportation.   

LDA has proposed to connect the site with pedestrian and bicycle trails that will integrate the site and 

the hotel use with the rest of the Sweetwater District and the western Chula Vista.  Currently, the site is 

not served by access roads which will be addressed through a subsequent entitlement application.    

Contained in that approval will be a network of proposed trails and roads that will serve the hotel 

operation and open the site to the public.  Under current zoning, an office building complex would not 

be accessible to the public and would not provide public access to the site or extend the trail system to 

the northeastern corner of the Bayfront.  The contemplated trail system would connect with the regional 

Bayshore Bikeway and the planned Bayfront system.  The existing utility alignment would provide 

parking and staging areas for bicyclists and other visitors to the Bayfront.  Providing staging areas at the 

Bayfront’s entrances will allow bicyclists to park and access the Bayfront without increasing vehicular 

trips, thereby maximizing parking and reducing pollution nears sensitive environs. 

Objective – LUT 55 Encourage redevelopment of E Street between Interstate 5 and Broadway with mixed 

use, especially near the E Street Trolley Station, and an emphasis on visitor serving uses, with some office 

and multi-family residential.  

LUT 55.1 Provide visitor-serving land uses on the north side of E Street, adjacent to Interstate 5.  

The proposed hotel site is located north of E Street and adjacent to Interstate 5 and has the potential to 

induce redevelopment as the visitor serving uses generate activity.  

Objective – LUT 98 Create a water-oriented focal point for the entire city of Chula Vista, which includes 

uses that are attractive to visitors and residents alike.  

LUT 98.1 Provide for a balanced and well-defined mix of land uses including visitor serving, commercial, 

cultural, civic, residential, recreational, and open space conservation.    

The proposal provides visitor serving operations that will serve as a catalyst for additional investment in 

restaurants and other commercial operations in the Sweetwater District of the Bayfront. 

Objective - LUT 102 
Establish linkages between the Bayfront Planning Area and the Northwest Planning Area for pedestrians, 
bicycles, and transit. 
 
Objective – LUT 102 Create park and recreational opportunities in the Bayfront Planning Area that protect 

the natural beauty of the bay and improve access and usage by area residents and visitors.  

LUT 102 Create park and recreational opportunities in the Bayfront Planning Area that project the natural 

beauty of the Bay and improve access and usage by area residents and visitors.  
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The proposed trail network will provide access to the Bayfront for visitors.  The proposal envisions 

staging areas for bicyclists and viewing areas to bolster the city’s efforts to expand ecotourism 

opportunities.   

Policies 
LUT 102.1 Pedestrian and bicycle access between the Bayfront Planning Area and the Northwest Planning 
Area should be identified, and guidelines for their development should be established, through the 
Bayfront Specific Plan or a subsequent implementation document. 
 
A hotel use would allow and encourage access by the public by providing visitor oriented 
services to the northwest corner of the Chula Vista Bayfront planning area by allowing public access to 
site 1a.  Though there will be a greater level of use by the public access at the site, measures will be 
taken to protect adjacent sensitive areas and habitat.  Restrictions on domestic animals, noise and 
intrusion will be in effect to ensure natural and protected areas are not disturbed or damaged.    
 
LUT 102.2 Ensure the design and construction of enhanced (wider) Interstate freeway overpasses at E, F, 
and H Streets, as a discrete project or in conjunction with any freeway interchange improvement 
programs. The crossings shall incorporate vehicular, transit, and pedestrian/bicycle access. 
 
The proposed general plan, specific plan and local coastal program amendment would allow for the 
construction of up to 120,000 sq. ft. of hotel development.  The development would require the payment 
of transportation impact fees that are programmed to be used to design and improve adjacent freeway 
overpasses in accordance with the CVGP.  The existing professional office zone, would also generate fees 
upon development but would not be a viable development option for several years based on local 
occupancy and absorption rate statistics indicating little or no demand for new office development.  
 
It is in the best interest of the proposed hotel to provide enhanced access to the Bayfront for visitors. 
Moreover, safe, convenient and attractive access for hotel users will increase opportunities for the kind 
of activities desired by the Port of San Diego, the City of Chula Vista and the public in general.  Walking, 
biking and vistas looking on natural resources are more possible in the short term through hotel 
development.   And, the public will be better served through easier access to the waterfront and the 
amenities and services in western Chula Vista.    
 
Approving the requested amendments would enable a viable project to move forward resulting in 
quicker funding of desired improvements.  Additionally, LDA will make every effort to design its internal 
development to accommodate pedestrian and bicycle connections created by new transportation 
improvements. 
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LUT 102.3 Promote the development and operation of a circulation system to link and serve the Bayfront 
Planning Area, the Urban Core Subarea's commercial 
Areas, and the E and H Street trolley stations. 
 
Site 1a is strategically located near major regional transportation facilities (highway, trolley) which are 
an asset to a hotel use.   LDA’s proposed hotel development would benefit from pedestrian links to 
western Chula Vista.  In general, hotel guests desire the ability to easily access commercial and nearby 
entertainment offerings.  Additionally, guests will enjoy convenient access to the E Street transit center 
which provides public transportation options for the entire region.   
 
Objective - LUT 103 
Establish roadways in the Bayfront Planning Area that respond to the special operating characteristics of 
roadways within a more urbanized environment, accommodate slower speeds in pedestrian-oriented 
areas, and facilitate multi-modal design elements and amenities. 
 
Policies 
LUT 103.1 Design and develop roadways to include pedestrian, bicycle and transit Amenities appropriate 
to their function. 
 
The subject site is located within the Chula Vista Bayfront planning area which calls for the development 
of a fully integrated roadway system that not only connects the Bayfront to western Chula Vista but 
provides for pedestrian and bicycle paths as well.  LDA will pay into the planning area’s infrastructure 
fund which will finance the construction of planned pedestrian and bicycle facilities. 
 
Objective - LUT 104 
Increase mobility for residents and visitors in the Bayfront Planning Area. 
 
Policies 
 
Objective–LUT 104 Encourage redevelopment and new development activities within the Sweetwater 

Subarea that will minimize impacts to environmentally sensitive lands adjacent to the Sweetwater Marsh 

National Wildlife Refuge.  

LUT 104.1 Create safe and convenient pedestrian access to, from, and within the Bayfront Planning Area. 
 
LDA has proposed a mobility-based design concept that would comply with the overall goals of the 
CVBMP.  The concept seeks to integrate the 1a site with the planned and existing roadways, bike lanes 
and pedestrian paths.  The concept also creates connections to each of the parcels within in the 
Sweetwater District and the greater Bayfront as well.   

LUT 104.2 Encourage lower intensity and visitor serving development such as hotel, mixed-use, 

commercial and office that will be compatible with this (Bayfront) environmentally-themed area. 

The proposal would allow the construction of 120,000 sq. ft. of hotel. The proposal intends to capitalize 

on the natural surroundings of the Chula Vista Bayfront.  Nationally, the hospitality industry has seen an 
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increase in ecotourism based travel. The LDA proposal seeks to attract that niche market by providing 

open space corridors accessible to naturalists.    

LUT 104.10 Maximize the sense of place and access to the Bayfront via the E street entry and provide 

clear identifiable gateways to the Bayfront.   

The LDA proposal seeks to create a recognizable and an appropriate gateway at the E Street entrance. 

LUT 104.2 Provide adequate sidewalk space on heavily traveled pedestrian corridors within the Bayfront 
Planning Area. 
 
LDA will provide pedestrian access infrastructure designed and constructed in conformance with the 
CVBMP. 
 
LUT 104.3 Provide mid-block pedestrian crossings and sidewalk curb extensions, where feasible, to 
shorten pedestrian walking distances. 
 
Where possible and practicable, LDA will provide mid-block pedestrian crossing opportunities within the 
development.  
 
LUT 104.4 Locate secure bicycle parking facilities near transit centers, major public and private buildings, 
and in recreational areas. 
 
LDA intends to provide facilities to serve all visitors coming to the Bayfront.  To that end, LDA will provide 
public access and staging areas for area bikers.  That access could include bicycle parking, bicycle 
unloading areas and seating facilities for bicyclists using the Bayshore Bikeway.   
 
LUT 104.5 Encourage the establishment of a transit shuttle system that connects the Bayfront Planning 
Area with the Northwest Plan Area Urban Core.  Connections to the Civic Center and transit stations on 
E and H Streets should be considered as priorities. 
 
LDA will support the establishment and the operation of a shuttle system. All services that provide 
enhanced access to local attractions is a benefit to hotel operations.  Additionally, a shuttle stop could 
be located at the site and shuttle information can be provided to guests at the hotel.  
 
Objective - LUT 106 
Provide for natural open space conservation in the Bayfront Planning Area. 
 
Policies 
 
LUT 106.1 Provide for the conservation of natural open space within the Chula Vista Greenbelt system. 
 
The CVBMP requires a 100’-wide “no-touch buffer zone” along the entire northern property line of the 
1a site.  The setback will ensure that development and related activities are sufficiently distanced from 
sensitive and natural habitat in the Sweetwater Marsh.  The nearly 1acre of “buffer” along with other 
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measures in the CVBMP will strengthen environmental protection of the Sweetwater marsh and other 
sensitive areas.  
 
LUT 106.2 Identify and protect important public viewpoints and view sheds along the Bayfront where 
native habitat areas exist. 
 
LDA intends to leverage the site’s proximity to the waterfront by providing public viewing areas that will 
provide panoramic vistas of the shoreline.  All vertical development will conform to height limits 
established by the CVBMP and the Chula Vista Specific Plan.  Additionally, the building(s) constructed on 
the 1a site will be positioned, to the extent possible, in a perpendicular orientation to reduce the 
perception of bulk and view blockages.  
 
LUT 106.3 Provide for well-designed, safe and secure staging areas, kiosks, and rest stops within the 
Bayfront segment of the Chula Vista Greenbelt system. 
 
LDA intends to provide facilities to serve all visitors coming to the Bayfront.  To that end, LDA will provide 
public access and staging areas for area bikers.  That access could include bicycle parking, bicycle 
unloading areas and seating facilities for bicyclists using the Bayshore Bikeway.   
 
Objective - LUT 107 
Encourage redevelopment and new development activities within the Sweetwater Subarea that will 
minimize impacts to environmentally sensitive lands adjacent to the Sweetwater Marsh National Wildlife 
Refuge. 
 
LUT 107.1 Focus new development and redevelopment on less environmentally sensitive lands. 
 
Parcel 1a has been planned for development through the CVBMP and the City of Chula Vista Local Coastal 
Program. LDA proposes to mitigate, as required by the controlling regulations, sensitive and protected 
habitat found on the site. The site, previously developed with an auto salvage use has been vacant for 
nearly 30 years.  It is situated adjacent to the I-5 freeway to the east, E Street to the south and a 150’ 
wide active utility easement to the west.  Along the northern perimeter, is the Sweetwater River.  As 
part of the CVBMP planning process, a 100’-wide buffer is required to ensure adequate protection for 
the marsh.  The buffer will be fenced in accordance with the CVBMP and LDA will strive to keep active 
uses away from the marsh as practicable. 
 
Other measures/policies will also be explored to keep human and domesticated animals away from 
sensitive/protected areas within and outside of the site.   
 
LUT 107.2 Encourage lower intensity and visitor-serving development such as hotel, mixed use, 
commercial and office that will be compatible with this environmentally themed area. 
 
LDA has proposed the development of a business class hotel which would yield, according to studies 
included in this application, fewer impacts to surrounding areas.  Additionally, the proposed 
“Commercial-Visitor Limited” designation disallows standalone commercial and retail operations 
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allowed under the traditional commercial-visitor zone.  Under the proposed “Limited” zone, uses are 
limited to hotel operations and ancillary activities designed to serve hotel guests and on-site staff.    
 
LUT 107.3 Provide parks and open space for recreation, nature study and enjoyment of San Diego Bay. 
 
As stated above LDA has proposed that public uses be incorporated into the development.  Potential 
improvements may include, bike lanes, staging areas and viewing platforms. 
 
LUT 107.4 Protect, maintain, and enhance wildlife habitat within the National Wildlife Refuge while 
allowing public enjoyment of coastal resources. 
 
The establishment of a “no-touch” buffer provides effective environmental protection along the 
Sweetwater River.  Areas outside of the buffer are optimum locations that can provide opportunities for 
public enjoyment of coastal resources.   
 
Intensity/Height 
 
LUT 107.5 In the Sweetwater Subarea, the "Visitor Commercial" designation is intended to have an area-
wide aggregate FAR of 0.5 and the Professional/ Administrative designation is intended to have an area-
wide aggregate FAR of 0.75. The  Bayfront Specific Plan will establish parcel-specific FARs that may vary 
from the area-wide aggregate (refer to Section 4.9.1, Interpreting the Land Use Diagram, for a discussion 
of district-wide versus parcel-specific FAR.). 
 
LDA commits to complying with all building regulations contained in the CVBMP and the Bayfront Specific 
Plan.   
 
LUT 107.6 Building heights shall be predominantly low-rise to mid-rise with some high-rise buildings 
located within the eastern part of the Subarea. Any high-rise buildings will be subject to discretionary 
review pursuant to the provisions of LUT Section 7.2. 
 
LDA commits to complying with all building regulations contained in the CVBMP and the Bayfront Specific 
Plan.   
 
LUT 107.7 Establish locations within the Subarea where permitted building  heights and Densities are 
greater than in locations adjacent to sensitive open spaces. 
 
LDA commits to complying with all building regulations contained in the CVBMP and the Bayfront Specific 
Plan.   
 
LUT 107.8 Establish standards for transitions in building height that respond to public view corridors and 
proximity to sensitive open spaces. 
 
LDA is proposing to orient buildings, to the extent possible, in a perpendicular manner to the coast line 
to reduce view blockage and the perception of bulk.  
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LUT 107.9 The Bayfront Specific Plan or other regulations prepared to guide development in the 
Sweetwater Subarea shall address design issues that create a sense of place, a pedestrian-friendly 
environment, enhanced pedestrian and bicycle linkages, and compatibility with the scale and nature-
oriented focus of the area as described in LUT Section 7.6. 
 
LDA has submitted to the City of Chula Vista, a concept paper for the improvement of the E Street 
gateway to the Chula Vista Bayfront.  The concept explores the potential for connections and enhanced 
signage and streetscapes at the gateway.  All improvements would be consistent with a coastal 
orientation promoting a natural theme.  
 
LUT 107.10 Maximize the sense of arrival and access to the Bayfront via the E Street entry and provide 
clearly identifiable gateways to the Bayfront. 
 
LDA has submitted to the City of Chula Vista, a concept paper for the improvement of the E Street 
gateway to the Chula Vista Bayfront.  The concept explores the potential for connections and enhanced 
signage and streetscapes at the gateway.  All improvements would be consistent with a coastal 
orientation promoting a natural theme.  
 
LUT 107.11 Community amenities to be considered for the Sweetwater Subarea as part of any incentives 
program should include, but not be limited to, those listed in any incentives program should include, but 
not be limited to, those listed in Policy LUT 27.1 
 
LDA has submitted to the City of Chula Vista, a concept paper for the improvement of the E Street 
gateway to the Chula Vista Bayfront.  The concept explores the potential for connections and enhanced 
signage and streetscapes at the gateway.  All improvements would be consistent with a coastal 
orientation promoting a natural theme.  
 
Amenities incorporated in the gateway concept include streetscape amenities contained in LUT 27.1. 
Such as,  
 

• Public plazas and pocket parks 

• Water features in public open spaces 

• Streetscape improvements 

• Pedestrian path improvements 

• Enhanced pedestrian connections between parks, public spaces, and 
neighborhoods by means of paths and open space areas 

• Jogging, walking, and fitness trails 

• Outdoor through-block connections 
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CVGP Chapter 6:  Economic Development 

Objective – ED 1 Provide a diverse economic base for the City of Chula Vista 

ED 1.6 Promote economic development that fosters job availability, economic revitalization, and tax 

revenues.  

The addition of quality accommodations from national brands utilizing expanded reservation system will 

significantly elevate the city’s place in the tourism market.  Additionally, a successful hotel operation in 

the Sweetwater District will induce investment and activity in the other developable parcels in the 

northeastern portion of the Bayfront.    

Objective – ED 6 Become a hub for leisure and recreational activities, shopping, and entertainment in 

south San Diego County. 

The proposal will add new quality accommodations for visitors and potentially induce new investment 

in quality local and visitor serving operations.  

ED 6.1 Pursue actions to support development of tourism in the City. 

The addition of new quality accommodations in the Sweetwater District will elevate the attractiveness 

of Chula Vista as a visitor destination.  The national brands operate reservation systems that will promote 

the Chula Vista location to millions of potential visitors each year.  Additionally, hotel taxes generated at 

the hotel will provide significant and ongoing revenues to promote the area as a visitor destination.  

ED 6.6 Promote the city’s natural amenities to visitors. 

The LDA proposal can generate revenue to enhance and maintain the Bayfront’s natural resources.  As 

part of the development concept, the hotel site and adjacent parcels will be improved with public areas 

designed to support the area’s ecotourism opportunities.   

Objective – ED 8 Develop and maintain a city-wide image that promotes the city’s assets. 

ED 8.2 Facilitate the identity of activity areas throughout the City to aid in promoting recognizable 

destinations for shopping, recreating and business. 

The E Street entrance will be enhanced with a gateway theme that will promote the city and the 

Bayfront. 

ED 8.3 Designate the location, function, and characteristics of City gateways and key corridors, and 

enhance them to make them attractive and inviting.   

Upon approval of the proposed amendments, LDA will engage the city, the Port of San Diego and key 

stakeholders to begin discussions on the conceptual framework for an effective and thematically 

appropriate gateway design.    
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CVGP Chapter 9:  Environmental  

Objective – E 11 Improve Chula Vista’s Open Space and trails network, including the provision of 

additional internal connections between the various elements of the network.   

LDA envisions utilizing portions of the site and the existing SDG&E transmission alignment to provide 

pedestrian and bicycle trails to connect the site to the Bayshore Bikeway and the Bayfront’s internal trail 

system.  

Objective – E 13 Acknowledge the uniqueness of the of the natural resources and the ecologically-

oriented recreational amenities in Chula Vista and the south San Diego sub-region and the potential 

viability of ecotourism to enhance economic and environmental sustainability.  

The proposed amendment seeks to increase access for visitors to Chula Vista’s Bayfront.    

Objective – E 17 Ensure the adequate remediation of contaminated sites as redevelopment occurs in 

order to protect health and safety.  

LDA will conduct required remediation of contaminated soils deposited by the former steel foundry and 

auto salvage yard.  All contaminated soils identification, removal and disposal will comply with all 

applicable California and local laws and regulations in effect at the time of program implementation.  

 

X.b.   Chula Vista Bayfront Local Coastal Program – Land Use Plan Consistency 

City of Chula Vista Local Coastal Program (LCP) Consistency Review 

The following section is a review of The Chula Vista LCP Land Use Plan (LUP) to determine areas in the 

LCP where the proposed amendment would be consistent or in conflict.  

LCP Goals for Development (pg. II-1) 

The proposed amendment is consistent with the overall goals of the LCP in that it introduces a hotel use 

in the Sweetwater portion of the Bayfront in order to achieve the following: 

• Creates a waterfront oriented focal point for the entire city of Chula Vista which include uses that 

are attractive to visitors and residents alike. 

• Establishes linkages between the Bayfront planning area and the Northwest Planning Area for 

pedestrians, bicycles and transit. 

• Provides for the extension of the downtown urban core into the Bayfront to emphasize a strong 

east-west connection. 

• Provides a continuous open space network which links the Bayfront to the planned ” Chula Vista 

Greenbelt” incorporating the Sweetwater River Valley to the north and the Otay River Valley to the 

south.   

• Promotes integrated land uses in the Bayfront and creates an identifiable image for the Bayfront. 

• Provides good regional access to encourage visitors to the Bayfront. 
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• Encourages redevelopment and new development activities within the Sweetwater Subarea that 

will minimize impacts to environmentally sensitive lands adjacent to the Sweetwater Marsh National 

Wildlife Refuge. 

The following section outlines the LCP’s objectives and goals that are consistent with proposed 

amendment and provides justification for its consistency with the plan.  Based on the overall visitor and 

environmental orientation of the LCP, instances where the proposed amendment was found to be 

inconsistent (other than the underlying zone) with the plan could not be identified.    

Chula Vista Bayfront Local Coastal Land Use Plan Policies: 

Land Use Regulation Objectives/Polices (pg. III-9) 

AREAWIDE DEVELOPMENT OBJECTIVES AND POLICIES 

LAND USE (pg. III-1)  

Objective LU.1: Bayfront development should encourage a mixed-use development combining visitor 

serving commercial/recreational uses, public parks and residential. The mixed-use character of the of the 

Bayfront will: 1) minimize traffic impact of development on the surrounding roadway system by splitting 

the peak hour traffic between trip origins and destinations; and 2) significantly expand public access and 

use of the Bayfront.   

The proposed use is consistent with Objective LU.1 in that it provides visitor uses in the Sweetwater 

District and reduces traffic impacts when compared to the CP-O use.  Because the nature of the hotel 

use will be open to public, the amendment will expand access to the Bayfront by serving visitors and 

integrating access routes between parcels located in the northeastern portion of the Bayfront.  

Objective LU.2: Integrate new development with the existing National Wildlife Refuge in a manner which 

permits public enjoyment/access to the resources while protecting sensitive habitat areas from intrusion 

or adverse impacts due to development and/or human activities. 

The proposed amendment and rezone would allow the development of visitor serving uses that have 

been found to be consistent with the existing wildlife refuge.  Additionally, the LCP requires that a 100-

foot “no touch” buffer be established on the north perimeter of site 1a further protecting the preserve.  

Objective LU.2 promotes the symbiotic relationship between the Bayfront’s natural habitat and public 

access and enjoyment, and under the current zoning (Professional Office) would more than likely result 

in the closing of the site to the public based on the need for security to private offices.  Alternatively, a 

hotel use would be open to the public and allow for additional pedestrian and bicycle connections 

providing greater access to the Bayfront.      

Objective LU.5.5 Lower cost visitor and recreational facilities shall be protected, encourage and wherever 

feasible, provided. 

The proposed use subject to the rezone would allow the construction and operation of a select service 

hotel which would provide affordable rates for visitors.  Select service hotels provide lower rates than 

high quality and luxury hotels while offering comfortable and high quality accommodations.  
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Policy 5.5.A Visitor Commercial designated land that supports visitor serving commercial land uses and 

activities, such as hotels/motels, entertainment attractions, restaurants and shopping within the city of 

Chula Vista shall be encouraged and provided. Visitor-serving commercial areas have been and shall be 

designated in the vicinity of primary coastal access routes, particularly in proximity to the bay.  

Development standards for the Visitor Commercial designation shall encourage pedestrian activity 

through the Chula Vista Bayfront LCP Amendment III-10 September 2012 Land Use Plan Amended on July 

22, 2015 and August 11, 2015 design and location of building frontages and parking provisions. Visitor 

serving commercial uses shall fit the character and scale of the surrounding community.  

The proposed amendment is consistent with LCP Policy 5.5.A which requires that visitor-serving uses be 

located in proximity to primary coastal routes.  The subject site (1a) is located adjacent to E street at Bay 

Boulevard, the primary northern gateway to the Bayfront.  Additionally, all proposed development will 

be consistent with building intensities contained in the CV LCP, Specific Plan and the CVBMP. 

Policy LU.5.5.E Lower cost visitor and recreational facilities shall be protected, encouraged and provided 

where feasible. Priority shall be given to the development of visitor serving and commercial 

recreational facilities designed to enhance public opportunities for coastal recreation over private 

residential, general industrial, or general commercial development. A range of room types, sizes, and 

room prices should be provided in order to serve a variety of income ranges. On land designated 

Commercial Visitor, only Commercial Visitor uses shall be permitted. 

The proposed amendment would allow the development of new select or limited service 

accommodations.  This category of hotel provides quality accommodations at competitive and 

affordable rates.  The proposal would allow the Bayfront to serve a variety of visitors seeking a range of 

cost options.     

Objective LU.6 Permit a balanced and well defined mix of land uses which will be responsive to the 

development and conservation goals of the Bayfront LCP. 

Table 3-1, Land Use Distribution (page III-12) delineates the types of land uses and correspondent 

acreage allowed by the CV LCP.  In the existing LCP there are three areas, including parcel 1a where 

commercial and professional offices are allowed. The plan calls for a total of 26 acres of office 

development while commercial visitor uses comprise a much smaller portion of the Bayfront.  The LCP 

allots just six acres for visitor accommodations despite the priority given to C-V uses in the Bayfront plan.   

Objective DI.1 Allow development intensity that provides for the economic development of the Bayfront 

within the capacity of public service and infrastructure systems. 

Table 3-1.5: Building Height Limits by Parcel Area Parcel Area  

Maximum Building Height from Pad (feet)*  

Sweetwater District   

Parcel 1a - 44’ 

LDA has committed to maintain building intensities consistent with those allowed under the current LCP. 
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CIRCULATION, PUBLIC ACCESS, AND PARKING (pg. III-17) 

Objective AC.5 Create auto-free zones along the shoreline and other areas which have unique 

environmental conditions or potential, and make provision for pedestrians and bicyclists.  

Pedestrian and bicycle access is a primary goal of the Bayfront plan which is why LDA has committed to 

enhance and extend pedestrian and bicycle infrastructure in the northeastern portion of the Bayfront.  

The Bayshore bikeway is located to the east of parcel 1a and the developer has proposed to integrate 

pedestrian and bicycle access into the site.  Additionally, the utility alignment will be improved and 

include biking trails that will integrate 1a with the rest of the Bayfront and western Chula Vista.  Under 

the current zoning, it is likely the area would be restricted to public access due to the need for security 

in and around private office settings.    

Policy AC.5.A Major employment, retail, and entertainment districts and major coastal recreational areas 

should be well served by public transit and easily accessible to pedestrians and bicyclists. Residential, 

commercial, and recreational uses should be located in relationship to each other so as to encourage 

walking, bicycling, and transit ridership.  

Site 1a is located approximately 650 feet from the E Street transit center in northwestern Chula Vista 

which provides regional service for light rail, bus and taxis for a major portion of the city.  As such, visitors, 

tourists and workers access or departing the site will have convenient transit access point connecting 

the 1a site to the entire South Bay, Mexico and Downtown San Diego and beyond.  There are existing 

pedestrian walkways from the intersection of Bay Boulevard and E Street that lead directly to the transit 

station. At the project level, LDA will design and build adequate, safe and convenient connections to Bay 

Boulevard.  

Objective AC.7 Avoid congestion of the freeways and connection arterials by maintaining a mix of land 

uses where peak traffic generating periods are staggered throughout the day.  

In preparation of this application traffic impacts resulting from the proposed land use change were 

assessed, LDA hired Federhart & Associates to calculate traffic generation rates (peak and non-peak) for 

the proposed hotel use designation and compare those rates to that of an office development.  All figures 

used in this analysis were derived from the 2010 Chula Vista Bayfront Master Plan Final Environmental 

Impact Report, Appendix 4.2.1 and SANDAG’S “Guide of Vehicular Traffic Generation Rates for the San 

Diego Region, 2002”.  For the purposes of this analysis, a business class, select service hotel development 

was considered based on the subject parcel size, maximum room count and the limitation of amenities, 

such as pools, personal services and onsite restaurants.  It was also determined that the office and hotel 

building programs would be equal and based upon the CVBMP approved development envelope 

(140,000 sq.ft./44’ ht.).   

In short, the analysis identified significant traffic related benefits along the E Street corridor derived from 

the proposed change in use over the existing office designation for the 1A (S4) parcel.  In particular, peak 

hour traffic impacts are reduced an average of 45% in the morning hours and 47% during evening 

periods.  Overall, traffic generation for the proposed hotel use is 27% lower than the allowed office use. 
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A significant reduction in trips generated from the 1a site not only minimizes the potential for congestion 

at the E Street and Bay Boulevard entrance to Chula Vista’s Bayfront, but also extends the operable life 

existing traffic signals along E Street at the I-5 corridor.  Moreover, a nearly 50% reduction in AM/PM 

peak hour trips reduces the pressure on the nearby freeway on/off ramps and improves ramp 

performance over the office building option.         

Policy AC.7.A The land use mix identified in this LUP has been selected to avoid congestion of the freeways 

and connection arterials. All development within the LCP Planning Area shall be consistent with the land 

use policies of this Plan. 

As stated above, the change in use proposed by LDA will reduce peak hour traffic by 50% and overall trip 

generation at the site by 27%.  The reduction in peak and overall traffic generated by the proposed use 

over the allowed use increases conformance to Policy AC.7.A.  

Roadway Improvement Objective/Policies (pg. III-23) 

Objective RI.1 Improve Bayfront access through improvements to Marina Parkway, the “E” Street bridge, 

“H” Street, “J” Street, and on- and off-ramps to I-5. Public access to the Chula Vista Nature Center on the 

National Wildlife Refuge shall be maintained. 

Policy RI.1.B “E” Street shall be extended west as a 4-lane Class I collector street from Bay Boulevard 

westerly to the new “F” Street intersection. This will provide additional capacity to maintain adequate 

traffic flow at the major northern project entry. “E” Street shall then change to a 2-lane Class II collector 

street through the remainder of the Sweetwater District and into the Harbor District. “E” Street will turn 

into Marina Parkway at “H” Street. 

LDA believes that approval of the proposed amendment poses the best opportunity to implement Policy 

RI.1.B. LDA has analyzed the possibility of financing and constructing a professional office development 

pursuant to zoning allowed in the existing LCP.  Based on the high occupancy rates in Chula Vista as well 

as depressed lease rates developing commercial office space is infeasible.  That condition is not likely to 

change.  Without new development, there will be a lack of revenues required to fund needed roadway 

infrastructure.  

Alternatively, approval of the proposed amendment will generate millions in impact fees that will fund 

the improvements listed in Policy RI.1.B.  Additionally, a hotel development will provide funding for the 

E Street gateway improvements that are currently unfunded.   

Pedestrian and Bicycle Circulation Objective/Policies (pg. III-26) 

Objective PB.1 Pedestrian access to the shoreline shall be provided as well as bicycle routes for alternative 

access and circulation within the Bayfront area. 

Policy PB.1.C To provide continuity with adjacent planning areas, pedestrian shoreline access shall 

interconnect with other existing or proposed circulation routes within the Port Master Plan (Exhibit 9b). 

Project level planning and coordination shall provide for:  
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Connection to Port Lands. Throughout the Bayfront, public access will be integrated with Port 

development. This will result in continuous public access routes with intermittent exposure to the water’s 

edge within the Port lands.  

Connection North to Sweetwater River Project. Pedestrian and bicycle routes in the Bayfront shall 

interconnect with the recreational improvements included in the Caltrans/Army Corps of Engineers 

project, and/or the Chula Vista Greenbelt trail system proposed in the Sweetwater River Valley. The filling 

of wetlands for bike paths is not permitted, including, but not limited to, any extension of the toe of the 

Caltrans freeway fill slope into the mitigation areas of the connector marsh. Chula Vista Bayfront LCP 

Amendment III-27 September 2012 Land Use Plan Amended on July 22, 2015 and August 11, 2015  

Connection with Chula Vista Neighborhoods. Pedestrian routes will interconnect major open spaces in 

the Bayfront area to adjacent Chula Vista neighborhoods via “E” Street, “F” Street, “H” Street, and “J” 

Street. 

LDA supports the concepts included in PB.1.C and will incorporate the connections included therein as 

they relate to and connect with parcel 1a.  

Parking Objective/Policies (pg. III-27) 

Objective PK.1 Adequate parking shall be provided for all developed uses in the Bayfront, including 

parking for all public, park, and open space uses in the Bayfront. Parking should be provided in an efficient 

manner, sharing spaces among uses when practical, and in a manner that does not intrude upon the 

scenic qualities of the Bayfront. Parking within the SDG&E ROW parcels should be provided to meet 

parking requirements, provided the ROW parking is landscaped to improve the overall appearance of the 

Bayfront, while preserving public views to the Bay.   

Policy PK.1.A New development shall provide off-street parking sufficient to serve the approved use in 

order to minimize impacts to public street parking available for coastal access and recreation. 

LDA proposes to provide the required parking included in the LCP (see below).  

Policy PK.1.C Off-street parking spaces shall be provided for developed uses per the following schedule: 

“Hotels, motels: 1 space for each living or sleeping unit, plus 1 space for every 25 rooms or portion 

thereof.” (CV LCP, page III-28) 

Policy PK.1.D Bicycle parking spaces shall be provided for developed uses according to the following 

schedule. Only those uses listed below are required to provide bicycle parking. Bicycle parking facilities 

shall be fixed storage racks or devices designed to secure the fame and wheel of the bicycle: 

“Commercial recreation: 1 space per 33 automobile spaces required.” (CV LCP page III-28) 

Policy PK.1.H Where parking is incorporated into the SDG&E ROW, the parking areas shall be landscaped 

with a perimeter planting of trees and ground cover. The tree planting will be tightly spaced to provide a 

dense canopy at eye level. Tree species will be limited to those that will not interfere with the overhead 

power lines and trimmed as necessary to meet standards of SDG&E. Due to environmental management 
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requirements, this policy does not apply to Subarea 1: Sweetwater District. Tree plantings shall not 

encroach into identified view corridors. 

LDA intends to comply with Policy PK.1.H.  

PHYSICAL FORM AND APPEARANCE 

General Form and Appearance Objective/Policies 

Objective FA.1 The existing substandard industrial image of the Bayfront should be changed by 

developing a new identity consonant with its future public and commercial recreational role. The visual 

quality of the shoreline should be improved by promoting both public and private uses that will provide 

for proper restoration, landscaping, and maintenance of shoreline areas. Structures or conditions that 

have a blighting influence on the area should be removed or mitigated through façade enhancements 

and landscaping. Finally, a readily understandable and memorable relationship of the Bayfront (and the 

areas and elements that comprise it) to adjoining areas of Chula Vista, including the freeway and arterial 

approaches to the Bayfront, should be developed. 

Policy FA.1.A New development within the LCP Planning Area shall be consistent with the land use 

designations permitted in the Land Use section. The majority of new development shall be visitor-serving 

commercial, commercial professional and administrative, and residential, with only a very limited 

amount of additional industrial development permitted. The scale of these new uses, combined with 

improved landscaping and screening of existing industrial development, will benefit the image of the 

Bayfront as a whole. 

CV LCP Table 3-1 (page III-12) outlines the land use distribution for the portion of the Bayfront governed 

by the LCP.  Commercial and Professional office comprise 26 acres while Commercial-Visitor uses total 6 

acres.   LDA’s proposal transfers a modest 4.38 acres from office to hotel and seeks to more balance the 

amount of visitor uses with office.  A hotel at this site would also do much increase public access to a 

prime portion of the Bayfront.  Conversely, a private office use at the 1a location would limit or restrict 

access depending on the tenant mix.      

Policy FA.1.C New development within the LCP Planning Area shall be constructed according to the high-

quality and aesthetic standards set forth in the LUP. Continuing development and/or redevelopment will 

displace abandoned and substandard structures that have a blighting influence. Any vegetative areas 

disturbed by development shall be relandscaped. The landscaping shall be consistent with the 

Environmental Management policies herein and shall give priority to the use of drought-tolerant plant 

materials. 

LDA has committed to developing the 1a site with high quality construction that is commensurate with 

standards contained in the LCP.  Likewise, all new landscaping will be consistent with plant life and 

materials called for in the controlling documents and will, to the extent possible be drought resilient.  

Objective FA.3 To provide aesthetic improvements to existing and new development, including 

establishing clearly identifiable gateways to the Bayfront, preserving existing views and creating 

enhanced views with development, and encouraging high-quality, well-integrated, mixed-use 
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development with a harmonious relationship between sensitive habitats and the built environment. The 

factors that are important to achieve this objective are:  

• Landscape Character  

• Bayfront Gateways  

• Architectural Edges  

• Views  

• Building Placement  

• Architectural Character  

• Wildlife Protection 

Policy FA.3.F To increase view opportunities through developments, high- and mid-rise residential towers 

shall be oriented with their long sides parallel to the major view corridors.  

Site 1a is rectangular in dimension and is oriented north to south making it difficult to locate structures 

completely perpendicular to the shore.  Complete adherence to this policy would require structures to 

be bulky to achieve the allowed intensity.  The developer is considering a slight rotation of the building(s) 

to take advantage of the site’s length while providing a thinner structure to protect view corridors from 

the east.      

Policy FA.3.G A unifying, high-quality architectural character and design shall be established for all new 

buildings and facade enhancements. 

LDA has committed to developing the site to a high quality architectural standard that is required by the 

LCP and other controlling documents while maintaining consistency with hotel brand design styles.   

Bayfront Gateway Objective/Policies 

Objective GT.1 Gateway plans shall be established at major access points to the Bayfront area. These 

gateways shall enhance the sense of arrival and invitation to the Bayfront through the use of prominent 

landscaping and signage that protects and enhances public views to the waterfront. 

Policy GT.1.A A Gateway shall be established at “E” Street concurrent with development occurring 

between “C” and “F” Streets. 

LDA has presented a concept plan to the city that describes the development of an “integrated” gateway 

that not only blends aesthetically and physically properties and infrastructure located on the Bayfront 

but western Chula Vista as well. These improvements are planned to be constructed at the time 

development on the 1a site is underway.    
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ENVIRONMENTAL MANAGEMENT 

Environmental Management Objective/Policies Objective EM.1 Long-term protection and enhancement 

of critical natural habitat areas should be provided by cooperating in a multi-jurisdictional planning and 

implementation plan with adequate safeguards and guarantees. 

Policy EM.1.D.11 All buffers around (non-wetland) ESHA shall be a minimum of 100 feet in width, or a 

lesser width may be approved by the City if findings are made that a lesser buffer would adequately 

protect the resource. However, in no case can the buffer size be reduced to less than 50 feet. 

Development on site 1a is required to observe a 100-foot “no touch” buffer along the parcel’s north 

property line.  The requirement is contained in the LCP as well as the CVBMP.  LDA commits to complying 

with the requirement.  

Natural Resources Management Plan (NRMP) 

Policy NR.9.G In order to ensure that sensitive resources are protected from adjacent development, 

fencing shall be required for the 100-foot buffer on the north side of parcel 1a prior to any physical 

alterations of the site. In addition, at the time project specific development is proposed on parcels 1a 

shading impacts, appropriate setbacks, step backs, and/or height reductions, will be analyzed as part of 

the necessary subsequent environmental review for those projects. 

LDA will orient the proposed development to observe the required setbacks and buffers as well as the 

height requirement placed on the site by the LCP and the CVBMP. 

SUBAREA DEVELOPMENT OBJECTIVES AND POLICIES 

SUBAREA 1 – SWEETWATER DISTRICT 

Physical Form and Appearance  

Objective SA1.PF.1 Maximize the sense of arrival to the Bayfront via the “E” Street entry and provide 

clearly identifiable gateways to the Bayfront.  

In previous sections, LDA has committed to working with the City of Chula Vista and the Port of San Diego 

to identify appropriate and consistent designs for the E Street gateway.  

Policy SA1.PF.1.A Provide a clearly identifiable gateway to the Bayfront at the intersection of Bay 

Boulevard and “E” Street concurrent with the development occurring between “C” and “F” Streets. 

See response to Policy SA1.PF.1 

X.c. Chula Vista Bayfront Local Coastal Program Amendment Bayfront Specific Plan (September 2012; 

amended on August 11, 2015) Consistency 

The Bayfront Specific Plan is intended to implement applicable land use policy documents through a 

series of specific design related regulations.  The current request by LDA is to rezone the 1a site through 

amendments to the Chula Vista General Plan and Local Coastal Plan. The Specific Plan requires 

development related standards that are not directly applicable to a use-related rezone application.  
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LDA has reviewed the Specific Plan and plans to comply with the standards that apply to the proposed 

development when appropriate.  At that time, the following standards will be reviewed more in depth 

and areas of compliance will be discussed subsequent to a successful rezone process and during the 

development entitlement phase.      

19.85.006 Form and appearance. 

A. Form and Appearance Objectives. The following objectives shall serve as guidelines for use of land and 

water resources to preserve a sound natural environment: 

2. Change the existing industrial image of the Bayfront and develop a new identity consonant with its 

future prominent public and commercial recreational role. 

5. Eliminate or reduce barriers to linking the Bayfront to the rest of western Chula Vista and establish a 

memorable relationship between the Bayfront (and the areas and elements that comprise it) and 

adjoining areas of Chula Vista, the freeway, and arterial approaches to the Bayfront. 

B. Specific Provisions. To promote these requirements, the form and appearance provisions of the LUP 

acknowledge three major components that comprise the physical form of the area: natural resources 

areas to be preserved; a public space and recreation system, including walkways, bicycle ways, and park 

areas; and development units having common usage and/or qualities, which should be treated as 

distinctive, but closely interrelated, visual entities.  

1. Landscape Character and Function. Major landscape components shall establish strong visual 

continuity in response to varied functional needs. Landscaping will incorporate both hardscape features 

and softscape (planting).  

2. Dense Landscape Planting. All areas designated for dense landscape planting shall include dense 

planting of trees and shrubs to serve three purposes: diminish the visual impact of large existing industrial 

structures, such as those of Goodrich and SDG&E’s power plant and transmission towers, and extensive 

parking areas and outdoor storage areas; define major entry points to the Bayfront and frame views; and 

be used in masses as visual stopping points to limit views and provide natural vertical elements. Heights 

of trees and shrubs may be limited by USFWS requirements in areas near the wildlife refuge. 

7. Gateways. Special consideration shall be given at gateways (Exhibit 6) to roadway design, including 

signing and lighting, landscaping and siting, and design of adjoining structures, to allow for design 

treatment that conveys an entry character. 

8. Architectural Edges. The development shall comply with the following conditions in the specified areas 

as shown on Exhibit 6:  

a. Habitat Protection. Structures shall be sited a sufficient distance from natural habitat areas to protect 

the natural setting and prevent direct impacts to wildlife. 

b. Pedestrian and Bicycle Access. Structures shall be sited at a sufficient distance from the water’s edge 

or marsh edge to allow for sidewalks and bicycle paths that ensure unencumbered pedestrian and bicycle 

access to the waterfront and coastline.  
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c. Privacy. Structures shall be designed so that the uses that take place in a structure or private space 

adjoining the structure do not detract from, or prevent appropriate public use of, adjoining public open 

spaces. Reciprocally, the public areas shall be designed and their use regulated in a manner that does not 

diminish the intended private use of adjoining developed lands.  

d. Firm Edges. Firm edges are required where a strong visual form, generally linear, is necessary to provide 

either for a terminus of views in certain directions or a sense of entry or arrival. These edges should be 

formed by buildings, but they also may be achieved by use of earth berms or mass plantings. 

9. View Points. Development of the Bayfront shall ensure provision of three types of views: 

c. Views from the perimeters of the Bayfront outward: views that are primarily pedestrian oriented, 

stationary, and more sustained should be experienced from parts of the open space and pathway system 

and enable viewers to renew visual contact at close range with the Bay and marshlands. 

19.85.008 Parking requirements. 

4. Hotels, motels: one space for each living or sleeping unit, plus one space for every 25 rooms or portion 

thereof. 
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Section X.d. 

Proposed Areas of Revision 

Affected Documents: 

1. Chula Vista General Plan (adopted 12/2005; amended 03/2015) 

Page(s) LUT-45 General Plan Land Use Diagram 

 LUT-59  Table 5-6 General Plan Land Use Distribution (2030) 

 LUT-60  Table 5-7 General Plan Land Use in 2030 

Nature of Proposed Revision: 

The proposed change relates to the land uses contained in the diagram on the above 

referenced page. The change, should the amendment be approved would involve 

switching designator color to red indicating a commercial visitor use zone. 

Proposed amendments to tables 5-6 and 5-7 would reallocate the approximately 5 

acres from the Commercial Office designation to Commercial Visitor where applicable. 

2. Chula Vista Bayfront Local Coastal Program: Land Use Plan (adopted 09/2012; 

amended 07/2015 & 08/2015) 

Pages: III-3; III-5; III-12 & III-13. 

Nature of Proposed Revision: 

Page III-3 – Change color of designator to indicate Commercial Visitor land use. 

Page III-5 – Remove “C-P” reference and replace with “C-VL”; Remove office reference 

and change to hotel. 

Page III-12 – Amend Table 3-1 to reallocate acreage distribution related to proposed land 

use change. 

Page III-13 – Remove reference to parcel 1-a and related office zone. Add “Commercial-

Visitor Limited (C-VL)” zone language. 

3. Chula Vista Bayfront Specific Plan (September 2012)  

Page 19 – Add “Commercial-Visitor Limited (C-VL)” zone language. 
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TABLE 5-6 

GENERAL PLAN LAND USE DISTRIBUTION IN 2030 (ACREAGES) 

General Plan Land Use 

Designation 

Total 

General 

Plan 

Area 

Bay-

front 

North- 

west 

South-

west 

East 

East Chula 

Vista 

Subareas 

Unincorp. 

Sweet-

water 

Subarea 

Unincorp. 

Otay 

Ranch 

Subarea 

RESIDENTIAL 

Low  6,977 64  1,560 2,4531 2,900 
Low Medium  8,010 1,354 1,401  4,737 307 211 
Medium  1,604 187 288  1,025 32 72 
Medium High 665 143 113  312 97 
High  525 124 253  148 
Urban Core 84 84 
Bayfront High 14 14 

COMMERCIAL 

Retail 826 115 202 477 32 
Visitor 148 135 11 2 
Professional & Admin. 160 13 61 7 67 12 

MIXED USE 

Mixed Use Residential  933 174 98 611 50 
Mixed Use Commercial 135 25 37 58 15 
Mixed Use Transit Focus Area 122 83 39 

INDUSTRIAL 

Limited Industrial  1,876 62  116 384  1,098 216 
Regional Technology Park  85  85 
General Industrial 175 175 

PUBLIC, QUASI PUBLIC 

AND OPEN SPACE 

Public/Quasi-Public  2,901 55 225 321  1,880 381 39 
Parks and Recreation  978 74 73 106  606 88 31 
Open Space  7,314 100 215 617  3,587 1,101 1,694 
Open Space Preserve 16,926 362 18 97 4,582 1,997 9,870 
Open Space – Active Recreation 375 8 44 323 
Water 2,672 1,498 9 1,165 
SPECIAL PLANNING AREA 

Eastern Urban Center  266  266 
Resort 230 230 
Town Center  85  85 

OTHER
2  4,606 99 866 829  2,343 408 61 

TOTAL ACRES 58,692 2,620 3,994 4,815 23,807 6,820 16,636 

1-The unincorporated portion of the Northwest Planning Area (87 acres of Residential Low) is included in the Unincorporated Sweetwater Subarea column only. 
2-Streets, freeways, utility right-of-ways 
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 TABLE 5-7 

GENERAL PLAN LAND USE IN 2030 

General Plan Land Use Designation 2030 Acres 2030 Dwelling Units 

RESIDENTIAL 

Low  6,977 8,232 
Low Medium 8,010  41,286 
Medium  1,604  16,159 
Medium High 665  10,314 
High  525 15,382 
Urban Core 84 3,830 
Bayfront High 14 1,500 

COMMERCIAL 

Retail 826 
Visitor 148
Professional & Admin. 160

MIXED USE 

Mixed Use Residential  933  17,639 
Mixed Use Commercial 135 
Mixed Use Transit Focus Area 122 3,782 

INDUSTRIAL 

Limited Industrial 1,876 
Regional Technology Park  85 
General Industrial 175 

PUBLIC, QUASI PUBLIC AND OPEN SPACE 

Public/Quasi-Public  2,901 
Parks and Recreation  978 
Open Space  7,314 
Open Space Preserve 16,926 
Open Space – Active Recreation 375 
Water 2,672 

SPECIAL PLANNING AREA 

Eastern Urban Center   266 4,905 
Resort 230 
Town Center   85  1,929 

OTHER
*  4,606 

TOTAL ACRES 58,692  124,958 

* Streets, freeways, utility right-of-ways
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Chula Vista Bayfront LCP Amendment III-12   September  2012 

Land Use Plan  Amended on July 22, 2015 and August 11, 2015 

 

 

 

.     
 

Table 3-1 Land Use Distribution 

Zone Acreage 

Commercial 

Industrial 

  General (I-G) 112 

  Research and Limited (I-RL)  14 

  Limited (I-L)   8 

Industrial Subtotal 134 

Residential 

  Mixed Harbor District (R-MH) 23 

Residential Subtotal 23 

Public and Open Space 

  Public and Quasi-Public (P-Q)  28 

  Parks and Recreation (P-R)   1 

  Open Space (O-S) 310 

Public and Open Space Subtotal 339 

 
• Mid-rise development is defined as 4- to 7-story buildings with condominium 

style residences and central garage structures.   
 

• High-rise development is defined as 8-story and above buildings with 
condominium style residences and central garage structures.   

 
Allocation: approximately 23 acres. 
 

COMMERCIAL. A number of specific commercial uses are permitted in the LCP Planning Area. Total 
allocation: approximately 74 acres. 
   
Commercial – Visitor (C-V). This land use designation provides uses for the needs of tourists, 
travelers, and local residents.  This use is primarily located in proximity to the freeway.  The 
regulations of this designation are designed to encourage the provision of transient housing facilities, 

   Visitor (C-V)                                                         6
   Visitor (C-VL)                                                       5
   Thoroughfare (C-T)                                            42
   Professional and Administrative (C-P)               21

Commercial Subtotal                                          74
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Chula Vista Bayfront LCP Amendment III-13   September  2012 

Land Use Plan  Amended on July 22, 2015 and August 11, 2015 

 

 

restaurants, service stations, and other activities providing for the convenience, welfare, or 
entertainment of the traveler.  Permitted uses include:  
 
1.  Hotels and inns 
 
2.  Retail, including: 
 

• Restaurants with a cocktail lounge as an integral part; 
• Art galleries;  
• Retail shops;  
• Parking garages;  
• Bonafide antique shops;  
• Markets;  
• Restaurants and snack bars;  
• Service businesses; and  
• Any other establishment serving visitors determined to be of the same general character as 

the above-permitted uses.  
 
Allocation: approximately 6 acres. 
 
Commercial – Thoroughfare (C-T). This land use designation includes primarily motel, restaurant, and 
entertainment facilities similar to the existing developments that principally serve auto-oriented traffic.   
Additional permitted uses would include gas stations and similar traveler-oriented goods and services. 
Land uses not permitted within this designation (except as noted below for tourist oriented 
development) are those that would principally serve pedestrian traffic. These non-permitted uses 
include convenience retail, food and beverage retail sales, business and personal services.  However, 
in order to promote high-priority visitor-serving uses, commercial retail and restaurant uses oriented 
towards tourist or visitor uses are permitted in the Commercial – Thoroughfare land use designation.  
Allocation: approximately 42 acres.   
 
Commercial – Professional and Administrative (C-P). Three areas of Professional and Administrative 
Commercial are provided. The locations are indicated on Land Use Map, Exhibit 8, and include Parcel 
Area 1-a within the CVBMP proposed for office use, new parcels within the Harbor District (Parcel 2-
h), and an existing parcel within the Goodrich Parcel Area 2-b.  The permitted uses include 
administrative office and support uses for the adjacent industrial uses.  Additionally, retail commercial 
uses permitted in Parcel 2-h include a retail market for the provision of related goods and services for 
the permanent and visiting population in the vicinity. Allocation: approximately 26 acres.

 
Commercial – Visitor Limited (CVL).  The CVL land use designation provides for hospitality uses for 
tourists, visitors and residents.    Uses are generally located near freeways. The use differs from the 
Commercial Visitor designation in that it allows only hotel and motel uses.  Alternate visitor related uses 
including restaurants, retail shops and bars are allowed as ancillary operations that are located within the 
main hotel structure. The location is illustrated on the Land Use Map and covers Parcel 1a.  
 
INDUSTRIAL. Three types of industrial uses are designated on the Land Use Map: Limited, Research 

and Limited, and General. These land uses are confined to an area generally south of “F” Street, plus 
the inland parcel east of I-5. Existing uses will continue to be permitted and to expand within the limits 
of the LCP.  Allocation: approximately 134 acres. 
 
Industrial – Limited (I-L). This zone and land use designation includes light industrial activities 
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Chapter 19.84 

BAYFRONT SPECIFIC PLAN – LAND USE ZONES 

 

Sections 

 
19.84.001 Purpose and scope. 
19.84.002 Commercial zones. 
19.84.003 Industrial zones. 
19.84.004 Public/quasi-public and open space zones. 
19.84.005 Residential zones. 
19.84.006 Circulation and other designations. 

19.84.001 Purpose and scope. 

 
The Bayfront Specific Plan provides for the classification of land use and the regulation of devel-
opment by land use zoning and parcel. These classifications, zones, are depicted in Exhibit 5, 
herein. Each zone contains a set of regulations setting forth the allowable uses and standards for 
development within that district. This chapter provides the development standards relating to land 
use activities for each zone. (Ord. 3238 § 2 (Exh. B), 2012; Ord. 2613, 1994; Ord. 2532, 1992). 

19.84.002 Commercial zones. 

 
A. Commercial – Visitor (C-V).  
 

1. Purpose and Intent. The purpose of the commercial – visitor zone is to provide regulations  
of uses serving the needs of tourists, travelers, and local residents. The regulations of this 
zone are designed to encourage the provision of transient housing facilities, restaurants, 
service stations, and other activities providing for the convenience, welfare, or entertain-
ment of the traveler. 

 
2. Permitted Uses. The following uses are permitted: 

 
a. Hotels and inns; 
 
b. Retail, including: 

i. Restaurants with a cocktail lounge as an integral part; 
ii. Art galleries; 
iii. Stores and retail shops; 
iv. Parking garages; 
v. Antique shops; 
vi. Markets;  
vii. Restaurants and snack bars; and 
viii. Any other establishment serving visitors determined to be of the same general  

character of the above-permitted uses; 
 
c. Commercial recreation, including: 

i. Tennis clubs and facilities; 
ii. Health clubs; 
iii. Sports and health classes and clinics; 
iv. Professional sports facilities; 
v. Sports medicine facilities; 
vi. Sports training facilities; 
vii. Boat rentals and rentals of other water recreational items; 
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viii. Swimming and diving facilities; and 
ix. Any other business or facility determined to be of the same general character of 

the above-permitted uses. 
 

3. Conditionally Permitted Uses. Any of the above-permitted uses whose parking requirement  
can only be met by shared parking may be permitted subject to approval of a conditional 
use permit. 

 
4. Prohibited Uses. Any of the above-permitted or conditionally permitted business or activity  

that produces noise above 60 CNEL at the exterior boundaries of this zone.

   
 A.a.   CommercialVisitor Limited (CVL)
 
      1. Purpose and Intent.  The CVL land use designation provides for hospitality uses for tourists, 
          visitors and residents.    Uses are generally located near freeways. The use differs from the 
          Commercial Visitor designation in that it allows only hotel and motel uses.  Alternate visitor 
          related uses including restaurants, retail shops and bars are allowed as ancillary operations 
          that are located within the main hotel structure. The location is illustrated on the Land Use 
          Map and covers Parcel 1a.  
 
       2. Permitted Uses  The following uses are permitted:
 
           a. Hotels and Inns
 
           b. Retail limited to uses located within hotel interior designed to serve guest and other 
               onsite personnel
               i.     Restaurant and Cocktail Service
               ii.    Visitor related Retail  
               iii.   Snack Bars  
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XI.   Conclusion 

LDA owns two undeveloped parcels in the northwestern corner of the Sweetwater District of Chula 

Vista’s Bayfront.  The 4.81acre site is currently zoned for office use. The owner is requesting that the site 

be rezoned and the General Plan be amended to allow for the development of a hotel use.  Further, the 

formal request is that the allowed use for the site under the amendment would allow hotels only and 

not permit other uses listed in the Commercial Visitor (C-V) zone. Specifically, the application requests 

that a new zone be approved designated as Commercial-Visitor Limited (C-VL). Additionally, LDA 

proposes to maintain the existing building standards that are allowed under the Chula Vista LCP and the 

Bayfront Master Plan.  The LCP and CVBMP allow the development of 120,000 sq. ft. of building area 

with a maximum height of 44 ft.  

In preparation of this application, LDA produced a number of graphics and retained professional 

consultants to generate reports covering a number of areas.  Traffic, fiscal impacts and water and sewer 

generation rates were developed and compared to levels that would exist under the current zoning.   

Below is a discussion of each category of impact.  In every case, a justifiable argument can be made that 

the proposed hotel use generates fewer impacts and provides significantly higher revenue to the city of 

Chula Vista.  

XI.a. Impacts 

Traffic 

The traffic ramification report included in this application utilized SANDAG trip generation rates to 

compare traffic impacts generated from a hotel use (proposed) and an office complex (allowed). The 

report indicates that the change in use will result in an overall reduction in daily trips and most 

importantly, a significant reduction in peak hour trips which will have a benefit the Interstate 5 ramps at 

E Street.   

Utilities 

A report analyzing the demand rates for water and sewer capacity was conducted to determine the 

impact a hotel use would have when compared to an office complex.  The report found that the hotel 

use would reduce the demand for sewer capacity.  And though the hotel use would increase the amount 

of water used at the site, land use changes to the Sweetwater District have reduced overall demand than 

what was planned for in the CVBMP FEIR.    

XI.b. Fiscal  

Job Creation 

Though a job creation analysis has not been developed for this application, LDA has prepared reports for 

comparable hotel projects in Southern California. A typical select-service hotel with approximately 200 

rooms would generate approximately 250 construction jobs, 45 hotel operations jobs and approximately 

28 food service jobs. Indirect jobs created split between construction and hotel operations induced 

activity could generate an additional 170 jobs.    
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Revenue Generation 

A fiscal analysis report was prepared to quantify the level of revenue generation for a hotel at the subject 

site and annual rate in a 10-year planning horizon. The analysis indicated that a hotel would generate 

nearly 20 times the revenue than a similar sized office complex.  Since local demand for visitor 

accommodations is greater than office development, the hotel use would be absorbed within the first 

three tears, whereas it would take nearly 8 years to absorb the available density for office under 

optimistic circumstances.   

XI.c. Compatibility 

Local Coastal Plan and Specific Plan 

The proposed zoning change would be consistent with Chula Vista’s LCP.  Under the plan, (Table 3-1, pg. 

III-12) the land use distribution would still allow for 21 acres of office use and increase Commercial Visitor 

uses to just over 10 acres.  Other goals contained in the LCP are consistent with the proposed rezone 

and General Plan Amendment.  The freeway orientation of the site, the integration of non-motorized 

transportation modes and the protection of coastal sight lines are all factors inherent in the proposal 

and consistent with goals established by the Local Coastal Plan.   

Chula Vista General Plan 

The Chula Vista General Plan sets forth several objectives and goals for future development of the city 

and in particular, the Bayfront.  The proposed hotel use is consistent with the goals of the General Plan 

from a citywide perspective as well as for the Bayfront Planning area.   

Chula Vista Bayfront Local Coastal Program – Land Use Plan  

The proposed use is consistent with the LCP which includes hotel uses.  All requirements included in the 

LCP for the site can be achieved.  Moreover, the proposed use generates fewer impacts than the allowed 

professional office use.  

Chula Vista Bayfront Specific Plan  

The Bayfront Specific Plan is intended to implement applicable land use policy documents through a 

series of specific design related regulations.  The current request by LDA is to rezone the 1a site through 

amendments to the Chula Vista General Plan and Local Coastal Plan. The Specific Plan requires 

development related standards that are not directly applicable to a use-related rezone application.  

LDA has reviewed the Specific Plan and plans to comply with the standards that apply to the proposed 

development when appropriate.  At that time the standards contained in the Bayfront Specific Plan will 

be reviewed in depth and areas of compliance will be discussed subsequent to a successful rezone 

process and during the development entitlement phase.      

Chula Vista Bayfront Master Plan 

Aside from the change in use, the LDA proposal adheres to all requirements contained in the Bayfront 

Plan.  The developer also commits to collaborating with the Port of San Diego and the city to fully 
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integrate the subject site with other public uses in the Sweetwater District and work to design and 

construct an appropriate gateway for the E Street entrance to the Bayfront. 

The LDA proposal, if approved has the ability to jump start development in the northern portion of the 

Bayfront and frontload the development of the Sweetwater District well in advance of the proposed 

phasing in the CVBMP.  The proposal would also fund infrastructure improvement and generate 

resources needed to implement the Natural Resources Protection Plan recently adopted by the Port of 

San Diego.   

XI.d. Environment 

Intensity 

The LDA proposal commits to maintaining the building standards contained in the LCP and CVBMP.  The 

Chula Vista General Plan identifies hotel development as a low intensity use and recommends visitor 

related uses as a goal in the northwest sector of Chula Vista. In addition to the building size and height, 

LDA commits to adhering to all CVBMP requirements with respect to energy efficiency, landscaping, 

protection zones, building materials and operations, etc.   

Protection 

The LDA proposal commits to preserving the required 100 ft. buffer within the norther property line.  In 

addition, construction, materials and operations will adhere to the requirements contained in the 

CVBMP Settlement Agreement approved in May 4th, 2010 Settlement Agreement. 

XI.e. Energy 

The May 4th CVBMP Settlement Agreement sets forth requirements for energy efficiency and 

sustainability. LDA commits to utilizing energy efficient fixtures, utilizing natural ventilation and modern 

technology to achieve the highest level of efficiency feasible. 

XI.f. Coastal Access  

Site 

The site is located away from the shoreline at the northwestern corner of the Sweetwater District in the 

Chula Vista Bayfront.  To the north is the southern boundary of the Sweetwater Natural Preserve.  The 

proposal includes the establishment of a 100 ft. “no-touch” buffer to protect the marsh from human 

contact.   

Connectivity 

LDA proposes to use its land and portions of the existing SDG&E transmission alignment to construct a 

trail system that will connect with other parcels in the Sweetwater District, the entire Bayfront and the 

northwestern Chula Vista.  The proposal is consistent with the Master Plan and the city’s General Plan 

goals to provide greater non-motorized connectivity and mobility.   
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Area Identification 

LDA has previously discussed the E Street gateway with the city and the Port of San Diego.  After approval 

of the amendment, LDA will initiate discussions with the city and other stakeholders to establish a 

process to design an appropriate gateway at E Street.  Proper identification and improvement is 

consistent with the Chula Vista General Plan and the Local Coastal Plan.   

 

### 
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General Limiting Conditions
Certain information included in this report contains forward-looking estimates, projections and/or statements.  Pro Forma 
Advisors LLC has based these projections, estimates and/or statements on expected future events. These forward-
looking items include statements that reflect our existing beliefs and knowledge regarding the operating environment, 
existing trends, existing plans, objectives, goals, expectations, anticipations, results of operations, future performance 
and business plans. 

Further, statements that include the words "may," "could," "should," "would," "believe," "expect," "anticipate," "estimate," 
"intend," "plan," “project,” or other words or expressions of similar meaning have been utilized. These statements reflect 
our judgment on the date they are made and we undertake no duty to update such statements in the future.  

No warranty or representation is made by Pro Forma Advisors that any of the projected values or results contained in this 
study will actually be achieved.

Although we believe that the expectations in these reports are reasonable, any or all of the estimates or projections in this 
report may prove to be incorrect. To the extent possible, we have attempted to verify and confirm estimates and 
assumptions used in this analysis.  However, some assumptions inevitably will not materialize as a result of inaccurate 
assumptions or as a consequence of known or unknown risks and uncertainties and unanticipated events and 
circumstances, which may occur.  Consequently, actual results achieved during the period covered by our analysis will 
vary from our estimates and the variations may be material.  As such, Pro Forma Advisors accepts no liability in relation 
to the estimates provided herein. 

In the production of this report, Pro Forma Advisors has served solely in the capacity of consultant and Pro Forma 
Advisors has not rendered any “expert” opinions and does not hold itself out as an “expert” (as the term “expert” is 
defined in Section 11 of the Securities Act of 1933). 

This report is not to be used in conjunction with any public or private offering of securities, and may not be relied upon 
with the express written consent of Pro Forma Advisors.

This study is qualified in its entirety by, and should be considered in light of, these limitations, conditions, and 
considerations.

Pro Forma Advisors, LLC   	 	 PFAID: 10-824
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Introduction
Land Developers and Associates Corporation  (“LDA or Client”) retained Pro Forma Advisors to evaluate the fiscal 
impacts of an entitlement change for two parcels (“Site”) in the City of Chula Vista (“City”).  The Site is currently governed 
by a form based development code that allows from a maximum of 120,000 square feet of building area and a 44 foot 
height limit.  LDA is proposing to maintain the same building envelope; however, switch from a commercial office 
(“Existing Entitlements”) to a hotel land use (“Proposed Entitlements”).  The development contemplates up to 212 rooms 
of freeway adjacent select service accommodations.    

Purpose of the Study

A fiscal impact analysis (FIA) of the Proposed Entitlements has been requested by the City to determine that the 
requested land use change will not adversely impact the City’s “Quality of Life Standards” as determined through the 
development’s impact on the General Fund. The following analysis evaluates the net fiscal impact of the Existing 
Entitlements across a 10-year period, including build out, and reviews the Proposed Entitlements annual net fiscal impact 
across a similar 10-year period as a point of comparison.  

For the purposes of this analysis, net fiscal impacts refer to the fiscal revenues less the fiscal costs generated by the 
development alternatives.  A positive net fiscal impact means that the fiscal revenues covers the costs generated by the 
development.  The Existing Entitlement’s net fiscal impact above or below the Proposed Entitlement’s net fiscal impact is 
the opportunity cost or benefit generated as a result of the change of entitlements.

Results
Using the City’s FIA Framework, the Existing Entitlements would have a net positive revenue annual impact of 
approximately $18,800 in Year 2 that is expected to grow to approximately $49,000 in an illustrative Year 10 based on 
the hypothetical commercial development program.  In contrast, the Proposed Entitlements would have a net positive 
revenue annual impact of approximately $671,100 in Year 2 that is expected to grow to approximately $881,700 in an 
illustrative Year 10 based on the proposed hotel development program.  Over the 10 year evaluation period it could be 
expected that the Proposed Entitlements would generate over $7 million more in net positive revenues to the City than 
the Existing Entitlements.  The transient occupancy tax (TOT) receipts are the greatest source of fiscal revenue for the 
Proposed Entitlement.  These revenues offset estimated costs to service the proposed hotel development.  Public safety 
costs make up the majority of anticipated fiscal expenditures in both development alternatives. 

Figure 2 - Net Fiscal Impact (2015 Dollars)

Development Scenario Net Fiscal Impact 
in Year 2

Net Fiscal Impact 
in Year 10

Cumulative 10 Year 
Net Fiscal Impact

Existing Entitlements $18,800 $49,000 $339,200
Proposed Entitlements $671,100 $881,700 $7,413,700
Opportunity Cost $652,200 $832,700 $7,074,500

Note: Totals may not add due to rounding.

Source: Pro Forma Advisors
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Proposed Amendment
LDA is currently requesting an entitlement change from commercial office to hotel use (City of Chula Vista 1-A or Chula 
Vista Bayfront Master Plan S4).  The Site includes two parcels (APNs 565-310-09 and 565-310-25) totaling 4.81 acres 
located adjacent to Interstate 5 off of E Street in the City (Figure 2).  The Site is currently governed by a form based 
development code that allows from a maximum of 120,000 square feet of building area and a 44 foot height limit.  
Current developments in the general area include light industrial, warehouse, and commercial office (e.g. Marina Gateway 
Office Park, tenants WestMed College and National University). The Client is proposing to maintain the same building 
envelope, but switch from a commercial office to a hotel land use.  The Proposed Entitlements would allow for the 
development of freeway adjacent select service flags (e.g. Hilton Garden Inn and Marriott Courtyard) of approximately 
106 rooms each (212 total hotel rooms).  Figure 3 presents the land use program for the Current Entitlements and the 
Proposed Entitlements.   

Figure 2 - Site Map   

Source: LDA 

Figure 3 - Estimated Building Square Feet

Land Use Existing 
Entitlements

Proposed 
Entitlements

Commercial (Office/Industrial) 120,000 0
Hotel 0 120,000
Total Building Square Feet 120,000 120,000

Source: LDA
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Absorption Schedule
The following absorption schedules were developed based on input from the Client and a high level review of the 
historical absorption of commercial development in the City across the last decade.  The information provided below is 
not supported by a market study and are provided to provide a basis for the FIA.1 However, in 2013, Jones Lang LaSalle 
(JLL) evaluated the market feasibility of a hotel use on the Chula Vista Bayfront.  The JLL analysis concluded that 1,900 
new hotel rooms could be supported in the market area through 2023.  As a result, the number of proposed hotel rooms 
appears to be within the range of supportable demand given JLL’s conclusions at the time of the study.  

Development Program Absorption

Commercial Office Absorption (Existing Entitlements)
For the purposes of the comparative analysis, Pro Forma Advisors has assumed that the commercial office space will 
absorb, on average, 18,000 square feet per year (including vacancy a total of 20,000 gross square feet).  As such, three 
40,000 square foot commercial developments are hypothetically built and leased every two years reaching a stabilized  
year of operations in Year 6.  This assumes a modest capture of potential demand for office and/or flex industrial space in 
the City over the next decade.  

Hotel Absorption (Proposed Entitlements)
LDA has commitments to develop two proposed hotels.   The Client anticipates the hotels will begin construction shortly 
after the entitlements are approved.   Both properties are projected to take approximately 12 to 18 months  to construct 
and begin operating  in a hypothetical Year 2.  Hotels typically take a 2-3 years to reach stabilized occupancy.  This 
would occur in a hypothetical Year 5 in this analysis.  

Figure 4  - Projected Absorption

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026

Yr 0 Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10

Commercial (Thousands of SF) 0.0 0.0 40.0 40.0 80.0 80.0 120.0 120.0 120.0 120.0 120.0

Hotel (Rooms) 0 0 212 212 212 212 212 212 212 212 212

Source: LDA; Pro Forma Advisors
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Equivalent Dwelling Unit (EDU) Calculation

The year 2011 City EDU calculation along with the EDU calculations for the Existing Entitlements and the Proposed 
Entitlements are provided below (Figure 5).  It is important to note that the EDU calculation that was modeled for the 
Existing Entitlements was assumed to be a lower intensity flex/office development that would take on the characteristics 
(as it relates to the number of employees per occupied square feet and service standard) of industrial land uses in the 
City.  

Figure 5 - Estimated EDU Calculation 

City (2011) Existing 
Entitlements

Proposed 
Entitlements

Household Population 244,408 0 0

Occupied Dwelling Units 75,865 0 0

Persons Per Occupied Dwelling Unit (ODU) 3.22 3.2 3.2

Employees (Non Resident) 37,218 216 212

Employment Resident Equivalent 0.35 0.35 0.35

Employment Resident Equivalents 13,026 76 74

Employment Resident Equivalents/ Persons Per ODU 4,043 23 23

Induced ODU from Employment (New Residents) 0 52 51

Equivalent Dwelling Units 79,908 75 74

Source: Pro Forma Advisors

Methodology
For the purpose of creating consistency between fiscal impact studies, the Existing Entitlements and Proposed 
Entitlements were prepared in accordance with the City’s developed FIA Framework.  As prescribed in the FIA 
methodology, Pro Forma Advisors used revenue and expenditure factors from the fiscal impact model to estimate fiscal 
revenues and expenditures expected to grow proportionally with new development. Special analysis models were used 
to estimate revenues, such as property tax revenues, transient occupancy tax, vehicle license fee revenues, and sales 
taxes, that will not grow proportionately with new development.  

The detailed methodology of the FIA Framework is described in the memorandum “Chula Vista Fiscal Model Update – 
Overview and User’s Guide,” dated January 2015.  The following methodology section highlights key inputs and updates 
made to the methodology for the Existing Entitlements and Proposed Entitlements FIA.

 Project

Pro Forma Advisors, LLC    Page 4 PFAID: 10-824

Land Developers and Associates Corp. Chula Vista Bayfront
Site 1a Rezone Application

94 of 155



Budget Factors and Adjustments
The budget revenue and expenditure factors provided by the City are based on the FY 2011 City budget.   Adjustments 
have been made to these budget factors to provide a more accurate accounting of future impacts, including: (1) an 
expenditure and revenue adjustment to account for appropriate service standards and (2) a 2015 dollar adjustment.  

Service Standard Adjustment (Real Inflation Adjustment)

Due to the 2007 recession, the City of Chula Vista implemented several rounds of budget reduction between FY 2007 
and FY 2009, cutting the City’s service standard below the desired level.  The expenditure and revenue adjustment 
factors use a 5-year average (FY 2009 - FY 2013) of inflation adjusted per capita revenue and expenditures to determine 
an appropriate level of future expenditures and revenues on an EDU basis (Figure 6).

2015 Dollar Adjustment

Finally, given that the FIA is based on FY 2011 budget, the inflation adjustment adjusts final total revenues and 
expenditures from 2011 dollars to 2015 dollars based on the annual Bureau of Labor Statistics consumer price index for 
the San Diego region.

 Project
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Figure 6  - Budget Inflation Factor Adjustment

2009 2010 2011 2012 2013

Population 1 239,369 243,916 245,987 248,185 252,586

Households 1 75,172 75,515 75,865 76,458 77,290

City Staff 2 1,110 1,005 1,005 923 932

Revenues (000s) 2 $140,503 $130,776 $128,744 $121,697 $121,480

Expenditures (000s) 2 $140,365 $131,242 $127,891 $127,028 $126,747

Revenues /Capita $586.97 $536.15 $523.38 $490.35 $480.95

Expenditure/Capita $586.40 $538.06 $519.91 $511.83 $501.80

CPI (San Diego Area) 242 246 253 257 260

2013 CPI Adjustment Factor 1.07 1.06 1.03 1.01 1.00

Rev./Cap  $2013 631 569 539 497 481

Exp./Cap $2013 630 571 535 519 502

(Relative to 2013 Level)

Expenditure Adjustment Factor 131% 118% 112% 103% 100%

Revenue Adjustment Factor 126% 114% 107% 103% 100%

5-Year Average

Expenditure Adjustment Factor 113%

Revenue Adjustment Factor 110%

1 For non-Census years, January 1st of year presented (California Department of Finance E-8 and E-5 estimates); 2010 Census as of 4/1/2010

2 City of Chula Vista Annual Budget (Actual Fiscal Year)

Source: City of Chula Vista; Pro Forma Advisors 

 Project

Pro Forma Advisors, LLC    Page 6 PFAID: 10-824

Land Developers and Associates Corp. Chula Vista Bayfront
Site 1a Rezone Application

96 of 155



Revenue Methodology

Special Models

Special models were used to estimate fiscal impacts for property taxes, property transfer taxes, MVLF in-lieu fees, sales 
tax, and transient occupancy tax. 

Assessed Values and Property Taxes
The incremental assessed value attributable to the Existing Entitlements and Proposed Entitlements is used to estimate 
property taxes, property transfer taxes, and MVLF in-lieu fees.  The actual assessed building and improvement value for 
the Site are used as the existing Year 0 value.  It is assumed that the “current” assessed value of the Site will be the 
transaction price ($315,000) of the undeveloped land.

The capitalized value approach was used to estimate the market value of commercial properties and hotel properties.  
Pro Forma used an average office lease rent of $1.75 (full-service), as reported by CoStar and comparable development 
in the area, and a cap rate for a Class B office product (7.0 percent) as reported for San Diego in the CBRE’s 2015 
Capitalization Rate Survey. The capitalized value approach provided an assessed value of $207 per gross square foot of 
building area.      

Current Chula Vista hotel accommodations have generally lower asking room rates.   However, existing accommodations 
options include primarily economy level limited service hotels.  The Client anticipates that the hotels located on the Site 
will be higher quality and exceed the average daily room rate of many of the existing properties in the City.   Based on 
information provided by the Client, PFA utilized a  stabilized average daily rates of $140 with 70 percent occupancy.  
Using standard industry margins and a current cap rate of approximate 8.0 percent, each hotel room is projected to have 
a value of approximately $170,000 per room (key).

For the purposes of this comparative analysis it is assumes that the City’s proportion of the 1.0 percent tax distribution is 
10.64 percent.  Transfer taxes were assessed at $0.55 per $1,000 of assessed value.

MVLF In-Lieu Fees
Until July of 2011, 0.65 percent of the vehicle license fee (VLF) revenues were estimated based on population increases 
while the property taxes in-lieu of VLF fees (“MVLF In-Lieu Fees”) are based on incremental growth in assessed value.   

The State of California’s Legislature passed SB89 in 2011 that eliminates 0.65% VLF payments as of July 2011.  The 
California League of Cities filed suit to challenge the law, but the State Superior Court recently ruled against the League in 
March of 2012.  

The 0.65 percent VLF fees generated based on population have been excluded from this analysis.  The MVLF In-Lieu 
Fees are still allocated proportionally, based on incremental growth in assessed value as described in the FIA Framework.

Sales Tax
The FIA Framework allocates sales tax generated by the assumed level of new jobs created by the development based 
on the assumed proportion of new residents it would attract to the City.  The Proposed Entitlements includes minimal 
sales tax created by taxable sales.  All assumptions are consistent with the City’s FIA Framework.  

Transient Occupancy Tax 
The FIA Framework allocates hotel TOT based on hotel revenue driven by room revenues and limited conference space 
rentals.  Currently the City collects a 10 percent tax of such revenues.  The analysis takes a conservative approach and 
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does not inflate room revenues beyond a stabilized year of operations.  Actual annual room revenues will change on a 
year-by-year basis.  

Other Discretionary Revenues
As described above, revenue factors from the FIA Framework were used to estimate revenues that are expected to grow 
proportionally with development based on an EDU basis.  These are derived in the Appendix tables.

Expenditure Methodology
As described above, expenditure factors from the FIA Framework were used to estimate expenditures that are expected 
to grow proportionally with development.  The factors are shown in the Appendix tables.  

Note on Public Works and Street Maintenance

In the City of Chula Vista, a portion of street maintenance, a smaller emergency repair crew, is included in the Public 
Works Department under the General Fund.  These costs are allocated based on the creation of new lane miles in the 
City.  Since the Existing Entitlements and Proposed Entitlement do not create any additional lane miles in the City, this 
cost has not been included.  

The balance of the street maintenance is included within the Gas Tax Fund/Transportation Fund.   In recent years, State 
of California Gas Tax receipts, and the share disbursed to local governments, has been reduced as a result of both 
impacts due to the recession and improved vehicle gas mileage.  It is outside of Pro Forma Advisor’s scope to project 
future Gas Tax receipts, but it should be noted that it is plausible that Gas Tax receipts will continue to decrease and 
General Fund revenues may have to provide greater support to street maintenance costs.  

Results
The following section describes the fiscal impacts generated by the Existing Entitlements and the Proposed Entitlements 
at the development Site.   Figure 7  presents the annual fiscal revenues and annual fiscal expenditures of each of the 
scenarios as well the annual opportunity (cost)/benefit between the two scenarios.

As described in the Methodology section, the tables present anticipated revenues estimated based on special models 
such as property taxes, MVLF in-lieu fee revenues, transient occupancy tax, and sales and use tax, and other revenues, 
calculated on a pro rata basis, are summarized.   Estimated expenditures are calculated and presented by based on the 
EDU generated by the development alternatives.  The figures in these tables have been adjusted to reflect 2015 dollars.

‣ The Existing Entitlements would generate annual fiscal revenues of approximately $49,000 in Year 10. 
‣ The Proposed  Entitlements would generate annual fiscal revenues of approximately $881,700 in Year 10.  
‣ The Proposed Entitlements would generate $832,700 more than the Existing Entitlements in Year 10. 
‣ Over the course of the 10 year evaluation period the Proposed Entitlements would generate over $7 million 

more than the Existing Entitlements.

Both the Existing Entitlements and Proposed Entitlements  are projected to generate a positive net fiscal revenue to the 
City. The Key variation in FIA is the Proposed Entitlements ability to generate TOT.  As a result, the City’s General Fund 
would benefit more from the development of the Proposed Entitlements than the Existing Entitlements.  A summary of 
the FIA findings are included in the Appendix.  A full version of the model can provided upon the City’s request.  
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Figure 7  - Projected Net Fiscal Impact (2015 Dollars)

2018 2019 2020 2021 2022 2023 2024 2025 2026 2016-2026

Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10 Total

Existing Entitlements 

Annual Revenues (000) $33.7 $29.4 $64.1 $60.1 $95 $91.3 $92.1 $92.9 $93.7 $652.5

Annual Expenditures (000) $14.9 $14.9 $29.8 $29.8 $44.8 $44.8 $44.8 $44.8 $44.8 $313.3

Net Fiscal Impact (000) $18.8 $14.5 $34.3 $30.3 $50.3 $46.5 $47.4 $48.2 $49 $339.2

Proposed Entitlements 

Annual Revenues (000) $726.8 $752.2 $828.5 $931.7 $932.9 $934.1 $935.2 $936.3 $937.4 $7,915.1

Annual Expenditures (000) $55.7 $55.7 $55.7 $55.7 $55.7 $55.7 $55.7 $55.7 $55.7 $501.4

Net Fiscal Impact (000) $671.1 $696.5 $772.8 $876 $877.2 $878.4 $879.5 $880.6 $881.7 $7,413.7

Opportunity Cost

Net Fiscal Impact Δ (000) $652.2 $682 $738.5 $845.7 $826.9 $831.8 $832.1 $832.4 $832.7 $7,074.5

Note: Year 1 (2015) and Year 2 (2016) have not fiscal revenues or costs and have been removed from the table.

Source: Pro Forma Advisors  
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Appendix

A - Summary of Existing Entitlements FIA 

B - Summary of Proposed Entitlements FIA
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Appendix A - Summary of Existing Entitlements FIA
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Table 1  - Revenue Summary

Revenue Estimate (2011 Dollars) Base Year
Account Category Allocation Rate Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Charges for Services Zero Forecast - Expenditures
Development Impact Fees
Fines, Forfeitures, Penalties EDU $18.64 Per EDU -$                 465$                465$                931$                931$                1,396$             1,396$             1,396$             1,396$             1,396$               
Licenses and Permits EDU $16.81 Per EDU -$                 420$                420$                839$                839$                1,259$             1,259$             1,259$             1,259$             1,259$               
Other Local Taxes

Business License Tax Employee $23.86 Per Employee -$                 1,718$             1,718$             3,436$             3,436$             5,154$             5,154$             5,154$             5,154$             5,154$               
Franchise Fees EDU $115.48 Per EDU -$                 2,883$             2,883$             5,766$             5,766$             8,649$             8,649$             8,649$             8,649$             8,649$               
Real Property Transfer Tax Special Model -$                 4,544$             227$                4,771$             454$                4,999$             682$                682$                682$                682$                  
Sales Tax Special Model -$                 2,553$             2,553$             5,106$             5,106$             7,659$             7,659$             7,659$             7,659$             7,659$               
Transient Occupancy Tax Special Model -$                 -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                       
Utility Taxes EDU $47.64 Per EDU -$                 1,189$             1,189$             2,379$             2,379$             3,568$             3,568$             3,568$             3,568$             3,568$               

Other Revenue EDU (65% Percent Variable) $103.54 Per EDU -$                 2,585$             2,585$             5,170$             5,170$             7,755$             7,755$             7,755$             7,755$             7,755$               
Property Taxes

Current Taxes  Secured Special Model -$                 8,446$             8,606$             17,549$           17,865$           26,959$           27,423$           27,872$           28,306$           28,727$             
Current Taxes  Unsecured EDU $11.25 Per EDU -$                 281$                281$                561$                561$                842$                842$                842$                842$                842$                  
Delinquent Taxes EDU $1.03 Per EDU -$                 26$                  26$                  51$                  51$                  77$                  77$                  77$                  77$                  77$                    
Prop Tax in Lieu EDU $0.19 Per EDU -$                 5$                    5$                    10$                  10$                  14$                  14$                  14$                  14$                  14$                    
State Secured Unitary EDU $11.41 Per EDU -$                 285$                285$                570$                570$                855$                855$                855$                855$                855$                  

Revenue from Other Agencies
MLVF Special Model -$                 6,272$             6,391$             13,032$           13,267$           20,020$           20,364$           20,697$           21,020$           21,332$             
Sales Tax Household Population $3.25 Per HH Population -$                 -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                       

Transfers In Zero Forecast
Use of Money & Property Zero Forecast
Total -$                 31,672$           27,634$           60,171$           56,405$           89,207$           85,697$           86,480$           87,237$           87,970$             

NA = Not Applicable
Source: City of Chula Vista; Pro Forma Advisors 
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Table 2 - Expenditures Summary

Expenditures Estimate (2011 Dollars) Base Year
Department Allocation Rate Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Administration EDU $14.78 Per EDU $0 $369 $369 $738 $738 $1,107 $1,107 $1,107 $1,107 $1,107

Boards and Commissions EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

City Attorney EDU $25.19 Per EDU $0 $629 $629 $1,258 $1,258 $1,887 $1,887 $1,887 $1,887 $1,887

City Clerk EDU $5.60 Per EDU $0 $140 $140 $280 $280 $420 $420 $420 $420 $420

City Council EDU $9.56 Per EDU $0 $239 $239 $477 $477 $716 $716 $716 $716 $716

Community Development EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Engineering EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Finance EDU $37.97 Per EDU $0 $948 $948 $1,896 $1,896 $2,844 $2,844 $2,844 $2,844 $2,844

Fire Special Model $0 $2,098 $2,098 $4,195 $4,195 $6,293 $6,293 $6,293 $6,293 $6,293

General Services EDU $15.52 Per EDU $0 $388 $388 $775 $775 $1,163 $1,163 $1,163 $1,163 $1,163

Human Resources EDU $16.45 Per EDU $0 $411 $411 $821 $821 $1,232 $1,232 $1,232 $1,232 $1,232

Information Technology Srvcs EDU $26.61 Per EDU $0 $664 $664 $1,329 $1,329 $1,993 $1,993 $1,993 $1,993 $1,993

Library HH Population $11.48 Per HH Pop $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Nature Center EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Non-Departmental EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Planning & Building Services EDU $28.10 Per EDU $0 $702 $702 $1,403 $1,403 $2,105 $2,105 $2,105 $2,105 $2,105

Police Special Model $0 $6,989 $6,989 $13,979 $13,979 $20,968 $20,968 $20,968 $20,968 $20,968

Public Works EDU $1,180.00 Per Lane Mile $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Recreation EDU $17.19 Per EDU $0 $429 $429 $858 $858 $1,287 $1,287 $1,287 $1,287 $1,287

Total $0 $14,005 $14,005 $28,010 $28,010 $42,015 $42,015 $42,015 $42,015 $42,015

Source: City of Chula Vista; Pro Forma Advisors 
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Table 3 - Net Fiscal Impact

General Fund (Adjusted to 2015 Year Dollars) Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenues -$                    33,741$           29,439$           64,102$           60,091$           95,036$           91,297$           92,130$           92,937$           93,718$             

Expenditures -$                    14,920$           14,920$           29,840$           29,840$           44,761$           44,761$           44,761$           44,761$           44,761$             

Net Fiscal Impact Estimate -$                    18,821$           14,519$           34,262$           30,251$           50,275$           46,536$           47,370$           48,176$           48,957$             

Source: City of Chula Vista; BLS; Pro Forma Advisors 
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Table 1  - Revenue Summary

Revenue Estimate (2011 Dollars) Base Year
Account Category Allocation Rate Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Charges for Services Zero Forecast - Expenditures
Development Impact Fees
Fines, Forfeitures, Penalties EDU $18.64 Per EDU -$                 1,370$             1,370$             1,370$             1,370$             1,370$             1,370$             1,370$             1,370$             1,370$               

Licenses and Permits EDU $16.81 Per EDU -$                 1,236$             1,236$             1,236$             1,236$             1,236$             1,236$             1,236$             1,236$             1,236$               

Other Local Taxes
Business License Tax Employee $23.86 Per Employee -$                 5,059$             5,059$             5,059$             5,059$             5,059$             5,059$             5,059$             5,059$             5,059$               

Franchise Fees EDU $115.48 Per EDU -$                 8,489$             8,489$             8,489$             8,489$             8,489$             8,489$             8,489$             8,489$             8,489$               

Real Property Transfer Tax Special Model -$                 19,822$           991$                991$                991$                991$                991$                991$                991$                991$                  

Sales Tax Special Model -$                 12,317$           12,317$           12,317$           12,317$           12,317$           12,317$           12,317$           12,317$           12,317$             

Transient Occupancy Tax Special Model -$                 554,827$         596,287$         666,697$         762,354$         762,354$         762,354$         762,354$         762,354$         762,354$           

Utility Taxes EDU $47.64 Per EDU -$                 3,502$             3,502$             3,502$             3,502$             3,502$             3,502$             3,502$             3,502$             3,502$               

Other Revenue EDU (65% Percent Variable) $103.54 Per EDU -$                 7,611$             7,611$             7,611$             7,611$             7,611$             7,611$             7,611$             7,611$             7,611$               

Property Taxes
Current Taxes  Secured Special Model -$                 37,992$           38,713$           39,412$           40,089$           40,744$           41,379$           41,993$           42,589$           43,165$             

Current Taxes  Unsecured EDU $11.25 Per EDU -$                 827$                827$                827$                827$                827$                827$                827$                827$                827$                  

Delinquent Taxes EDU $1.03 Per EDU -$                 76$                  76$                  76$                  76$                  76$                  76$                  76$                  76$                  76$                    

Prop Tax in Lieu EDU $0.19 Per EDU -$                 14$                  14$                  14$                  14$                  14$                  14$                  14$                  14$                  14$                    

State Secured Unitary EDU $11.41 Per EDU -$                 839$                839$                839$                839$                839$                839$                839$                839$                839$                  

Revenue from Other Agencies
MLVF Special Model -$                 28,212$           28,748$           29,267$           29,770$           30,256$           30,728$           31,184$           31,626$           32,054$             

Sales Tax Household Population $3.25 Per HH Population -$                 -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                       

Transfers In Zero Forecast
Use of Money & Property Zero Forecast
Total -$                 682,192$         706,078$         777,706$         874,542$         875,685$         876,791$         877,862$         878,899$         879,903$           

NA = Not Applicable
Source: City of Chula Vista; Pro Forma Advisors 

Land Developers and Associates Corp. Chula Vista Bayfront
Site 1a Rezone Application

104 of 155



Appendix B - Summary of Proposed Entitlements FIA

Pro Forma Advisors, LLC Page B2 PFAID: 10-824

Table 2 - Expenditures Summary

Expenditures Estimate (2011 Dollars) Base Year
Department Allocation Rate Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Administration EDU $14.78 Per EDU $0 $1,087 $1,087 $1,087 $1,087 $1,087 $1,087 $1,087 $1,087 $1,087

Boards and Commissions EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

City Attorney EDU $25.19 Per EDU $0 $1,852 $1,852 $1,852 $1,852 $1,852 $1,852 $1,852 $1,852 $1,852

City Clerk EDU $5.60 Per EDU $0 $412 $412 $412 $412 $412 $412 $412 $412 $412

City Council EDU $9.56 Per EDU $0 $703 $703 $703 $703 $703 $703 $703 $703 $703

Community Development EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Engineering EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Finance EDU $37.97 Per EDU $0 $2,791 $2,791 $2,791 $2,791 $2,791 $2,791 $2,791 $2,791 $2,791

Fire Special Model $0 $28,007 $28,007 $28,007 $28,007 $28,007 $28,007 $28,007 $28,007 $28,007

General Services EDU $15.52 Per EDU $0 $1,141 $1,141 $1,141 $1,141 $1,141 $1,141 $1,141 $1,141 $1,141

Human Resources EDU $16.45 Per EDU $0 $1,209 $1,209 $1,209 $1,209 $1,209 $1,209 $1,209 $1,209 $1,209

Information Technology Srvcs EDU $26.61 Per EDU $0 $1,956 $1,956 $1,956 $1,956 $1,956 $1,956 $1,956 $1,956 $1,956

Library HH Population $11.48 Per HH Pop $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Nature Center EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Non-Departmental EDU $0.00 Per EDU $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Planning & Building Services EDU $28.10 Per EDU $0 $2,066 $2,066 $2,066 $2,066 $2,066 $2,066 $2,066 $2,066 $2,066

Police Special Model $0 $9,810 $9,810 $9,810 $9,810 $9,810 $9,810 $9,810 $9,810 $9,810

Public Works EDU $1,180.00 Per Lane Mile $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Recreation EDU $17.19 Per EDU $0 $1,263 $1,263 $1,263 $1,263 $1,263 $1,263 $1,263 $1,263 $1,263

Total $0 $52,298 $52,298 $52,298 $52,298 $52,298 $52,298 $52,298 $52,298 $52,298

Source: City of Chula Vista: Pro Forma Advisors
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Table 3 - Net Fiscal Impact

General Fund (Adjusted to 2015 Dollars) Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenues -$                    726,769$         752,216$         828,524$         931,688$         932,905$         934,083$         935,224$         936,329$         937,399$           

Expenditures -$                    55,716$           55,716$           55,716$           55,716$           55,716$           55,716$           55,716$           55,716$           55,716$             

Net Fiscal Impact Estimate -$                    671,053$         696,500$         772,808$         875,972$         877,189$         878,367$         879,509$         880,614$         881,684$           

Source: City of Chula Vista; BLS; Pro Forma 
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