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  Preface 

PREFACE TO THE 

FINAL URBAN CORE SPECIFIC PLAN  

ENVIRONMENTAL IMPACT REPORT 

The Final Environmental Impact Report (EIR) for the City of Chula Vista Urban Core 
Specific Plan (UCSP) is comprised of the following: 

Errata – The Errata summarizes the changes that have been made to the text of the 
Draft EIR (DEIR) based on the letters of comment received during the public review 
period or input from City staff.  Also contained in the Errata is a summary and evaluation 
of refinements that were made to the UCSP as reflected in the “Public Hearing” Draft 
UCSP (September 2006).  All of the refinements and corrections have been reviewed, 
and none of them affect the impact analysis and/or significance conclusions in the DEIR. 

Public Review Letters and Responses – The letters of comment received during the 
DEIR public review period and the numbered responses precede the text of the DEIR. 

Revisions to the DEIR - In response to public comments, the text of the DEIR has been 
modified.  Changes to text are indicated by strikeout (deleted) and underline (inserted)
markings.

Mitigation, Monitoring, and Reporting Program – As required by Section 21081.6 of 
the Public Resources Code, a listing of the mitigation requirements and the responsible 
parties for implementing the requirements is included. 



  Errata 

ERRATA 

FINAL URBAN CORE SPECIFIC PLAN 

ENVIRONMENTAL IMPACT REPORT 

In response to public comments, the text of the EIR has been modified which is indicated 
in underline and strikeout format as follows: 

Old Text Revised Text

The Final EIR is organized in the same manner as the Draft EIR (DEIR), as each section 
of the document has retained the same section number.  Immediately following the title 
page of the EIR are the comments and responses to the Draft EIR.  Following the 
comments and responses is the revised DEIR.  Where changes in the text have been 
made in response to comments on the DEIR, such changes are noted in the responses.

Specifically, these changes to the EIR are limited to the following sections: 

Executive Summary- The summary table has been revised to incorporate 
updated revisions to cultural resources, noise, traffic, and air quality, as 
described further below. 

Cultural Resources - See revisions throughout Section 5.3 Cultural Resources. 
In general, the Cultural Resources section was revised to more clearly describe 
the 1985 Historic Resources Inventory. The DEIR stated that the UCSP DEIR 
incorporates by reference the General Plan Update (GPU) EIR which did 
reference the City’s 1985 Historic Resources Inventory. While the majority of the 
sites inventoried for the 1985 survey occur outside of the UCSP Subdistricts 
area, the DEIR has been revised to more directly make this point. The DEIR has 
been revised to include a description of the City’s 1985 Historic Resources 
Inventory and added a new subsection entitled “Other Sites of Historical Interest.” 
The existing inventory will be considered, along with other resource surveys, as 
applicable, in the future evaluation of development proposals. The conclusions in 
the DEIR regarding potential significant impacts to historical resource remain the 
same and mitigation will continue to be required as determined based on 
subsequent review of individual site specific development proposals. The 
additional discussion does not change the conclusions of the DEIR and 
augments the existing designated and potentially eligible sites that may be 
considered in the impact analysis of subsequent development projects proposed 
on or adjacent to the sites.
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Traffic, Circulation and Access: The following mitigation measure was added 
to Section 5.8.5 of the DEIR to further ensure coordination between the City of 
Chula Vista, Caltrans, SANDAG and other entities in the regional planning effort 
related to the I-5 South Corridor Plan.

Mitigation Measure: 

5.8.5-6 The City shall participate in a multi-jurisdictional effort conducted by 
Caltrans and SANDAG to assist in developing a detailed engineering 
study of the freeway right of way that will identify transportation 
improvements along with funding, including federal, state, regional, and 
local funding sources, and phasing, that would reduce congestion 
consistent with Caltrans Standards on the I-5 South corridor from the 
State Route 54 (SR-54) interchange to State Route 75 (SR-75)/Palm 
Avenue (the “I-5 South Corridor”) (hereinafter, the “Plan”).  Local 
funding sources may include fair share contributions by private 
development based on nexus as well as other mechanisms.  The Plan 
required by this mitigation shall include the following: 

 1) The responsible entities (the “Entities”) included in this effort will 
include, but may not be limited to: the City, the Port, SANDAG, and 
Caltrans.  Other entities may be included upon the concurrence of 
the foregoing Entities. 

 2) The Plan will specifically identify physical and operational 
improvements to I-5, relevant arterial roads and transit facilities (the 
“Improvements”), that are focused on specific transportation impacts 
and will also identify the fair share responsibilities of each Entity for 
the construction and financing for each Improvement.  The Plan 
may also identify other improvements necessary to address regional 
transportation needs, but for purposes of this mitigation measure, 
the Improvements included in the Plan need only be designed to 
mitigate the impacts created by the Proposed Project. 

 3) The Plan will set forth a timeline and other agreed-upon relevant 
criteria for implementation of each Improvement. 

 4) The Plan will identify the total estimated design and construction 
cost for each Improvement and the responsibility of each Entity for 
both implementation and funding of such costs.

 5) The Plan will include the parameters for any fair-share funding 
contributions to be implemented, that would require private and/or 
public developers to contribute to the costs, in a manner that will 
comply with applicable law. 
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 6) In developing the Plan, the Entities shall also consider ways in 
which the Improvements can be coordinated with existing local and 
regional transportation and facilities financing plans and programs, 
in order to avoid duplication of effort and expenditure; however, the 
existence of such other plans and programs shall not relieve the 
Entities of their collective obligation to develop and implement the 
Plan as set forth in this mitigation measure.  Nothing in the Plan 
shall be construed as relieving any Entity (or any other entity) from 
its independent responsibility (if any) for the implementation of any 
transportation improvement. 

 7) The City shall seek adoption of the Plan before the City Council 
upon the completion of the multi-jurisdictional effort to develop the
Plan.  The City shall report, to their governing bodies regarding the 
progress made to develop the Plan within six months of the first 
meeting of the Entities.  Thereafter, the City shall report at least 
annually regarding the progress of the Plan, for a period of not less 
than five years, which may be extended at the request of the City 
Council.

 8) The Plan shall also expressly include each Entity’s pledge that it will 
cooperate with each other in implementing the Plan. 

 The failure or refusal of any Entity other than the City to cooperate in 
the implementation of this mitigation measure shall not constitute failure 
of the City to implement this mitigation measure; however, the City shall 
use its best efforts to obtain the cooperation of all responsible Entities to 
fully participate in order to achieve the goals of the mitigation measure. 

The additional mitigation measure does not change the impact analysis or 
significance conclusions of the DEIR. 

Noise – Clarifying language has been added to Mitigation Measure 5.9-1 to
address potential site specific impacts on Woodlawn Avenue as a result of a 
projected increase of 3 decibels or greater, as identified in Tables 5.9-3 and 
5.9-4 of the DEIR. Site specific noise impacts, including potential off-site impacts, 
would be required to be evaluated at the time a development proposal or capital 
improvement project to construct Woodlawn Avenue is proposed.  The additional 
clarifying language does not change the impact analysis or significance 
conclusions of the DEIR. 

Air Quality – Clarifying language has been added to Section 5.10.3.4 b. - Health 
Risk Assessment of the DEIR on page 5-227 to further explain the modeling 
procedure used to estimate the levels of diesel particulates at various distances 
from the freeway, and in particular assumptions about the vehicle population. As 
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a result, Chapter 6.0 Health Risk Assessment on page 39 of the Air Quality 
Technical Report (Appendix E of the DEIR) has also been revised to include 
similar clarifying language. The additional clarifying language does not change 
the impact analysis or significance conclusions of the DEIR. 

After completion of the Draft EIR, revisions to the Public Review Urban Core Specific 
Plan have been identified by City staff in order to refine plan implementation, and 
respond to issues raised by public input to correct minor inaccurate information.  All of 
the refinements and corrections have been reviewed, and none of them affect the impact 
analysis and/or significance conclusions in the DEIR.  The refinements and their 
evaluation are briefly summarized below. Please refer to the “Public Hearing” Draft 
UCSP (September 2006) for a complete description of the revisions/edits to the “Public 
Review” Draft UCSP (April 2006). 

The Public Hearing Draft UCSP contains the following changes: 

 Subdistricts Area boundary changes - Subdistricts Area boundary changes have 
been identified for eight areas and are recommended for inclusion in the Public 
Hearing Draft UCSP. These changes primarily affect Figure. 6.1, Specific Plan 
Subdistricts Area Key Map and are limited to the following: 

a. Remove four parcels currently zoned R-2 from UC-5 

b. Remove four parcels currently zoned R-1 from UC-16  

c. Add one currently zoned R-3parcel to subdistrict V-3  

d. Remove five parcels currently zoned MHP from various Urban Core 
Districts (UC-10, UC-14 and UC-17)

These changes can be categorized into either: (1) staff recommendations that 
implement the General Plan (i.e., a through c above); and (2) staff recommendations 
to remove five Mobile Home Park zoned parcels from further consideration at this 
time (i.e., d. listed above).

This EIR is considered a worst-case scenario in terms of impacts since, with the 
exception of a single parcel; these changes effectively remove parcels from the 
UCSP subdistricts area. The result of this removal is to further limit or constrain 
development potential within the affected sub-districts. Impacts resulting from the full 
potential build-out under the UCSP have been analyzed in this EIR. As a result, the 
potential removal of parcels form the urban core and reduction of the potential build-
out resulting from the above listed changes have already been addressed in the EIR 
because the change would potentially reduce or remove impacts already considered 
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in the EIR. None of these changes (either individually or collectively) would affect the 
significance conclusions of the EIR because both the General Plan consistency 
modifications and Mobile Home Park zoned parcel modifications would reduce or 
remove impacts already considered in the EIR.

 Transit Focus Areas - The UC-10 subdistrict has been correctly noted as a Transit 
Focus Area (TFA), as identified in the 2005 General Plan. The DEIR had identified 
on the zoning sheets four TFA subdistricts: UC-1, UC-2, UC-12 and UC-15 
(discussed in EIR project description and Chapter 5.2 Landform 
Alteration/Aesthetics). However, the designation of TFA in the 2005 General Plan 
extends on both the north and south side of H Street to reflect a ¼ mile transit 
service radius and includes the area covered by Subdistrict UC-10.  Due to its 
designation as a TFA in the General Plan, the zoning sheet for UC-10 has been 
corrected to note so and the FAR is recommended to be increased from 1.0 to 2.0 
consistent with the goals and objectives for the area which include the highest 
intensity and density of land uses due to proximity to the H Street transit station. The 
2005 General Plan traffic model, which was used as the basis for the UCSP traffic 
study, assumed this area for high intensity commercial, office and residential uses. In 
addition, the recommended FAR reflects similar intensities assigned to the other 
TFAs. Other development standards such as lot coverage and building height are 
not proposed to change. The proposed change to note the subdistrict as a TFA on 
the zoning sheet and the increase the proposed FAR from 1.0 to 2.0 does not 
change the impact analysis and significance conclusions of the DEIR.

 Neighborhood Transition Combining Districts (NTCD) - Three additional NTCDs have 
been correctly identified and named in the Public Hearing Draft UCSP: UC-5, V-4 
and C-2. Each of these subdistricts is located immediately adjacent to either R-1 or 
R-2 zoned parcels and as such, these subdistricts would be subject to additional 
development regulations and design guidelines required of future development 
proposals to ensure harmonious transitions.  Although the DEIR identified 6 NTCD 
subdistricts: V-3, UC-6, UC-8, UC-11, UC-13, and C-1 (discussed in EIR Project 
Description and Chapters 5.1 Land Use and 5.2 Landform Alteration/Aesthetics), the 
extension of this provision will ensure additional protections that limit potential 
impacts. As such, these changes (either individually or collectively) would not affect 
the impact analysis or significance conclusions of the DEIR.

 Building Height Exceptions - Based on public input received, staff is recommending 
that a building height exception of up to 5 feet above the maximum height be 
considered if requested for the sole purpose of allowing an increase in the first floor 
(only) ceiling height to further enhance building design and pedestrian orientation. 
The height exception for the ground floor is applicable to all subdistricts except V-2, 
and affects EIR Chapters 3.0 Project Description, and Chapters 5.1 Land Use and 
5.2 Landform Alteration/Aesthetics.  This exception would not be allowed by right but 
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would be considered on a case by case basis during the design review of the 
development application. The potential height increases are considered minimal and 
will be addressed at the project level through the required wind and solar access 
studies. Due to the limited application and area focused on first floor only, the 
building height exception is not considered to change the impact analysis or 
significance conclusions of the DEIR. 

 Green Building Incentive – The Green Building Incentive shown on Figure 6.66 of the 
Urban Amenities Table is proposed to be added to the Corridors District in addition 
to the Village and Urban Core Districts. The Green Building Incentive program is 
discussed in general terms in various parts of the DEIR – Chapter 5.7 Water Quality, 
5.12 Energy, and Chapter 8.0 Irreversible Effects. The DEIR did not specifically refer 
to the incentive program’s applicability in only the 2 districts and the attendant effects 
of application of the incentive on a project by project basis is not known, because it is 
not a mandatory requirement. As a result, the Green Building Incentive Program is 
not relied upon as a mitigation measure and as such, this change would not affect 
the significance conclusions of the DEIR.

 Parking Incentive – The Parking Incentive shown on Figure 6.66 of the Urban 
Amenities Table is recommended to be extended to all subdistricts in the urban core. 
Rather than only the Village and Urban Core Districts. The Parking Incentive is 
discussed in various parts of the DEIR and did not specifically refer to the incentive 
program’s applicability in only to the 2 districts and the attendant effects of 
application of the incentive on a project by project basis is not known, because it is 
not a mandatory requirement.  As a result, the Parking Incentive is not relied upon as 
a mitigation measure and as such, this change would not affect the impact analysis 
or significance conclusions of the DEIR. 

 Gateways – The DEIR identified four primary and two secondary Gateways.  The 
Public Hearing Draft UCSP identifies the same number of Gateways but 
recommends changing the I-5/F Street Gateway from a Primary to a Secondary 
Gateway and the Fourth Ave and C Street from a Secondary to a Primary Gateway. 
The change is more in line with the designation of the gateways as shown in Figure 
5-6 Entryways and Gateways of  the 2005 General Plan. Gateways are discussed in 
Chapter 5.2 Landform Alteration/Aesthetics of the EIR. The public realm design 
guidelines for gateways contained in Chapter VIII.L of the UCSP would continue to 
apply and future design of the individual gateways would need to comply with the 
design guidelines. As such, these changes (either individually or collectively) would 
not affect the impact analysis or significance conclusions of the DEIR. 

 Parks, Plazas, Paseos and Public Places - Staff recommends locating two additional 
potential plazas on Broadway at E and F Streets and three additional potential mid-
block paseos on H Street. Parks, Plazas and Paseos are discussed in Chapter 5.11 
Public Services, of the DEIR and described on Figure 8.69 of the UCSP. These 
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changes (either individually or collectively) would not affect the significance 
conclusions of the DEIR because they are consistent with the General Plan and 
would potentially reduce or remove impacts already considered in the EIR. 

 Plaza Corridor definition - The Public Review Draft UCSP, Figure 8.69, correctly 
identifies the Third Avenue corridor as a special “Plaza Corridor”. The change to the 
Public Hearing Draft UCSP merely adds a written definition to explain the features of 
a “Plaza Corridor”.  This change applies to DEIR Chapter 5.2 Landform 
Alteration/Aesthetics discussion as well as the parks discussion in Chapter 5.11. 
This change adds clarifying language.  As a result, there is no change to the impact 
analysis or significance conclusions of the DEIR. 

 Urban Core Development Permit Design Review Process Diagram - EIR Figure 3-30 
and Chapter 3.0 Project Description of EIR has been revised to reflect input received
on the Public Review Draft UCSP and also incorporates changes made to the project 
review process of projects in Redevelopment Project Areas, as approved by the 
Chula Vista Development Corporation. The definition/description of projects that 
qualify as “minor” projects has been revised to defer to the existing definition as 
provided in CVMC 19.14.582. Because the project review process is a procedural 
change it does not affect the impacts analysis and significance conclusions of the 
DEIR.

Based on public input received, staff is also recommending various modifications to the 
zoning sheets to the mix of Primary Land Uses to better reflect the proportion of uses 
generally defined in the 2005 General Plan. These changes have been correctly 
identified in the Public Hearing Draft UCSP and are consistent with the land use 
designations in the 2005 General Plan: 

 V-1.  Clarifies Office and Retail as a Primary Land Uses (20% Max.)  

 UC-4. Clarifies Retail as a Primary Land Use (20% Max.) 

 UC-10. Clarifies permitted location of Residential (Not allowed within 500’ of 
SW Corner of Broadway and H Street intersection) and percent of 
Residential (40% Max.) and Retail (50% Max.) as Primary Land Uses. 

 C-1. Clarifies Residential (40% max.) as a Primary Land Use and adds 
associated  Parking Regulations (Min. 1.5 space/dwelling unit, Guest 1
space per 10 dwelling units, Onsite Min. 100%) for residential uses. 

 C-2. Clarifies Residential (70% max.) as a Primary Land Use and adds 
associated Parking Regulations (Min. 1.5 space/dwelling unit, Guest 1 space 
per 10 dwelling units, Onsite Min. 100%) for residential uses. 
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 C-3. Clarifies Residential (70% max.) as Primary Land Use and adds 
associated Parking Regulations (Min. 1.5 space/dwelling unit, Guest 1 space 
per 10 dwelling units, Onsite Min. 100%) for residential uses. 

The DEIR included zoning sheets for each of these subdistricts in Chapter 3.0 Project 
Description. The 2005 General Plan traffic model, which was used as the basis for the 
UCSP traffic study, assumed the general mix of land uses as described above. 
Therefore, these changes (either individually or collectively) would not affect the impact 
or significance conclusions of the DEIR. 
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1.0 Executive Summary 

1.1 Introduction 

This summary provides a brief synopsis of: (1) the proposed Urban Core Specific Plan, 
(2) the results of the environmental analysis contained within this Environmental Impact 
Report (EIR), (3) the alternatives to the proposed plan that were considered, and (4) the 
major areas of controversy and issues to be resolved by decision-makers.  This 
summary does not contain the extensive background and analysis found in the 
document.  Therefore, the reader should review the entire document to fully understand 
the project and its environmental consequences. 

The purpose of this Program Environmental Impact Report (EIR) is to evaluate the 
environmental effects of the proposed City of Chula Vista Urban Core Specific Plan 
(UCSP).  The UCSP includes proposed land use objectives, development regulations 
(zoning), and development design guidelines to implement the recently adopted General 
Plan Update (GPU) vision for the Chula Vista urban core.  The UCSP land use 
development regulations and design guidelines would be used by the City to guide day-
to-day decision-making regarding future proposals for new infill development and 
redevelopment of the urban core so that there is continuing progress towards attainment 
of plan objectives.   

1.2 Project Description and Location 

The subject of this Program EIR is a proposal to adopt and implement the UCSP which 
would govern the development and revitalization of the urban core of the City of Chula 
Vista.  The City of Chula Vista is located in southern San Diego County, in the northwest 
portion of the City of Chula Vista, approximately 418 miles north of the U.S.-Mexico 
border and 135 miles south of Los Angeles. The urban core of Chula Vista 
encompasses approximately 1,700 acres of the traditional downtown area east of I-5, 
west of Del Mar Avenue, north of L Street, and south of C Street.  Within this larger area 
is a smaller 690-gross-acre area, which was determined to be most in need of 
redevelopment due to conditions of blight and underutilization.  This smaller area 
comprises the “Subdistricts Area” of the UCSP and is the focus of all the regulatory land 
use provisions of the UCSP.  The new zoning, development standards, and design 
guidelines proposed in the UCSP will apply only to the Subdistricts Area of the UCSP. 
Existing zoning and land use regulations will not be changed in the remaining portion of 
the UCSP study area outside the Subdistricts Area.  The remaining portion of the UCSP 
study area outside the Subdistricts Area consists of stable residential neighborhoods not 
expected to transition within the planning horizon of the UCSP, were not proposed for 
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change under the adopted GPU, and were thus excluded from the regulatory provisions 
of the proposed UCSP. 

The proposed UCSP would refine and implement the vision for downtown Chula Vista 
expressed in the City’s GPU (2005).  As a comprehensive, city-wide document, the 
GPU’s goals, objectives and policies are necessarily general.  The proposed UCSP 
would fulfill the role of providing detailed neighborhood-specific land use and 
development regulations (zoning), development design guidelines, and numerous other 
mobility and public realm guidelines, incentives and programs to revitalize the urban 
core in accord with the general goals stated in the GPU.  The UCSP would additionally 
serve as the basis for a variety of other actions, such as parkland acquisitions and 
transportation improvements. 

Under the proposed UCSP, the urban core at buildout would consist of an integrated and 
connected network of three distinct neighborhoods and districts, including the Village, 
Urban Core and Corridors districts.  (For planning purposes each of these three districts 
are divided into a total of 26 subdistricts). Each district would contain a mix of primarily 
low- to mid-rise (45 to 84 feet in height) high-density commercial, office, and residential 
uses and various public amenities such as improved pedestrian streetscapes, bicycle 
and transit facilities, public art, and parks, plazas and paseos. Two high-rise (up to 210 
feet in height) Transit Focus Areas would be permitted in the areas surrounding the 
existing E and H Street trolley stations. 

Adoption of the proposed UCSP would replace existing Municipal Code - Zoning for the 
Subdistricts Area with new zoning that permits increased number of buildings, with 
increased building heights and mass. This intensification of land use in the Subdistricts 
Area is planned to accommodate GPU-projected resident and employment populations.  
Ultimate buildout of the UCSP would allow 7,100 net new residential units over the 
existing 3,700 for a total of up to 10,800 dwelling units by year 2030.  Commercial retail 
square footage would increase by up to 1 million square feet over the existing 3 million 
square feet for a total of up to 4 million square feet by 2030.  Commercial office space 
would increase by up to 1.3 million square feet over the existing 2.4 million square feet 
for a total of up to 3.7 million square feet by 2030.  In addition, up to 1.3 million square 
feet of new commercial visitor-serving uses would be allowed in the Subdistricts Area by 
2030.

The UCSP land use regulations would supersede existing Municipal Code – Zoning as 
well as the land use guidelines of the existing redevelopment plan areas that overlap the 
UCSP Subdistricts Area.  Specifically, the Town Centre I Redevelopment Plan would be 
amended for consistency with the UCSP; the Town Centre I Land Use Policy would be 
replaced with the UCSP Land Use Matrix and the Town Centre I Design Manual would 
be repealed to defer to the UCSP design guidelines.  
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1.3 Environmental Analysis 

Section 21002 of CEQA requires that an environmental impact report identify the 
significant effects of a project on the environment and provide measures or alternatives 
that can mitigate or avoid those effects.  This Program EIR contains an environmental 
analysis of the potential impacts associated with implementing the proposed UCSP.  The 
major issues that are addressed in this Program EIR were determined to be potentially 
significant based on review by the City of Chula Vista Community Development 
Department and public comment received on the Notice of Preparation.  The issues 
include land use, landform alteration and visual quality, cultural resources, geology and 
soils, paleontological resources, population and housing, hydrology and water quality, 
traffic, circulation and access, noise, air quality, public services, public utilities, and 
public health hazards.  The impact analyses for each of these issues are included in 
Chapter 5.0.  Chapter 9.0 of this Program EIR summarizes the potential environmental 
impacts that were not considered significant, consisting of biological, mineral, and 
agricultural resources.  

Table 1-1, located at the end of this section, summarizes the potentially significant 
environmental impacts and proposed mitigation measures by major issue, as analyzed 
in Chapters 5.0 and 6.0 of this Program EIR.  The last column of this table indicates 
whether the impact would be reduced to below a level of significance after 
implementation of proposed mitigation measures. 

This Program EIR incorporates by reference previous environmental documents 
covering environmental issues relevant to the approval of the UCSP. The documents 
used during the preparation of this program EIR are noted in the text, where applicable, 
and are additionally listed in Chapter 11.0, References Cited, of this Program EIR.  The 
documents are available for review in their entirety at the City of Chula Vista Planning 
and Building Department, 276 Fourth Avenue and the Chula Vista Civic Center Library at 
365 F Street in the City of Chula Vista.  Selected documents are additionally available 
for review on the City of Chula Vista’s website documents page at www.ci.chula-
vista.ca.us.   

1.4 Project Alternatives 

Alternatives to the proposed project are evaluated in Chapter 10.0 of this EIR in terms of 
their ability to meet the primary objectives of the proposed project and eliminate or 
further reduce identified significant environmental effects.  The alternatives considered 
are the No Project Alternative, the Reduced Project Alternative, and the Automobile 
Priority Alternative.



1.0  Executive Summary 

Page 1-4 

The No Project Alternative would continue to implement the existing Municipal Code -  
Zoning based on the former General Plan (1989).  The Reduced Project Alternative 
would reduce development intensity by 25 percent throughout the UCSP Subdistricts 
Area compared to the proposed UCSP.   The Automobile Priority Alternative would 
reprioritize proposed transportation improvement to maximize vehicle flow on area 
roadways and at area intersections.  A comparative matrix of each of these alternatives 
is provided in Table 1-2, located at the end of this section. 

1.5 Areas of Controversy and Issues to be 
Resolved

In accordance with the requirements of Section 15123 (b) (2 and 3) of the California 
Environmental Quality Act (CEQA) Guidelines, this section identifies the potential areas 
of controversy as well as any issues which will likely need to be resolved by decision-
makers in relationship to the environmental effects of the proposed UCSP. 

In the course of public meetings concerning the proposed UCSP, local citizens and 
organization have expressed concern regarding the following major environmental 
issues.

1.5.1  Land Use/Community Character 
Concern has been expressed by residents and surrounding neighborhoods regarding 
potential land use compatibility issues related to community and visual character, noise,  
and air quality.  As discussed in Chapters 5.1 and 5.2 of this EIR, and summarized in 
Table 1-1, no significant impacts with respect to land use compatibility community and
visual character are anticipated due to harmonious land use designations and adequate 
vertical or horizontal separation between proposed high-density mid and high-rise uses 
and neighboring low-rise and/or single family residential uses.  As discussed in Chapter 
5.2 of this EIR, and summarized in Table 1-1, potentially significant impacts with respect 
to visual character would be avoided through adherence of future projects to the 
development regulations and design guidelines of the UCSP.  Relevant UCSP 
development regulations and design guidelines provide setbacks, stepbacks, screening, 
landscaping, building design and other measures to avoid or minimize adjacency issues 
such as architectural mass and form, aesthetics, solar access, ventilation, and other 
effects.  The proposed UCSP permits primarily commercial and residential land uses, 
which are similar to and compatible with existing zoning and occupied land uses.  The 
UCSP regulatory provisions would not permit new uses within the Subdistricts Area 
which may create substantial compatibility issues, and would not encourage the 
development of new uses surrounding the Subdistricts Area.  The area surrounding the 
Subdistricts Area would remain subject to existing Municipal Code zoning provisions 
which allow low-rise residential uses in areas that are currently occupied by same. 
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The proposed UCSP allows for substantial intensification of existing land uses within the 
UCSP Subdistricts Area to accommodate a projected three-fold increase in population in 
the area.  The existing community and visual character of the area could potentially 
change from existing conditions of mostly low-rise (up to 48 feet in height) single-use 
commercial blocks surrounded by multi-family residential blocks, to a future mix of low-
rise (up to 45 feet in height) and mid-rise (up to 84 feet in height) mixed-use 
commercial/office and residential blocks, with high-rise structures (up to 210 feet in 
height) allowed in the areas surrounding the existing E Street and H Street trolley 
stations.  Existing visual character, blue sky views, solar access, ventilation, and 
glare/lighting conditions would be affected by this intensification in land use.  While these 
physical changes are considered substantial, they are not considered to be adverse, 
given adherence of individual future projects to UCSP development regulations and 
design guidelines as required by Mitigation Measures 5.2.5-1and 5.2.5-2. Provisions in 
the UCSP such as the provision of new mixed-use zoning classifications, paseos to 
provide walkable access to neighborhoods, reconnection of the street grid pattern in 
areas that have been previously disrupted, and linking of bikeways, sidewalks and urban 
plazas throughout the urban core, additionally serve to integrate the community rather 
than to physically divide it.  The principles of smart growth, upon which the UCSP was 
developed,  emphasize innovative mobility and land use planning tools to create a 
vibrant city center that is a combination employment/residential/commercial area with 
transit, recreational and other quality of life amenities that serve to create cohesive 
neighborhoods.  While providing updated infrastructure and community amenities, smart 
growth principles also strive to preserve and enhance existing community character by 
building upon existing design themes and incorporating local culturally significant 
resources into plan design. 

As discussed in Chapters 5.9 and 5.10 of this Program EIR, significant impacts on 
surrounding neighborhoods are not anticipated with respect to noise and air quality;
however, significant noise and air quality impacts are anticipated for future uses within 
the Subdistricts Area.  Increased vehicle traffic on area roadways would generate future 
noise levels adjacent to the roadways in excess of acceptable standards for noise 
sensitive uses such as residential units and outdoor recreation.  Mitigation measures are 
provided in this Program EIR to ensure that future development within the UCSP 
Subdistricts Area reduces noise impacts to below significance.  Prior to issuance of an 
Urban Core Development Permit or other discretionary permit, all future projects within 
the Subdistricts Area with the potential to be exposed to noise in excess of specified 
limits shall be required to complete applicable exterior and interior noise analyses and 
demonstrate to the satisfaction of the City Community Development Director that project-
specific design includes measures to reduce any noise impacts to below a level of 
significance. 

Due to the San Diego Air Basin being in non-attainment for ozone and particulates, 
future air quality emissions, despite being projected to be lower than current emissions 
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due to improved energy and transportation efficiencies, would be cumulatively 
significant.  In addition, potentially significant air quality impacts would occur for future 
residents within 500 feet of Interstate 5 along the western edge of the Subdistricts Area 
due to projected diesel vehicle particulate (PM10) emissions emanating from the freeway.  
The UCSP contains special design guidelines for areas adjacent to Interstate 5 that 
would lessen impacts; however impacts would remain cumulatively significant, avoidable 
only by source-control measures which are not the jurisdiction of the City of Chula Vista.  
Implementation of the proposed UCSP would also pose significant air quality impacts, as 
defined by CEQA, through inconsistency with the adopted Regional Air Quality 
Standards (RAQS) and State Implementation Plan (SIP).  The goals and objectives of 
the SIP and RAQS were based upon the former General Plan designated land uses.  
The recently adopted GPU land uses are inconsistent with the former General Plan, and 
thus the SIP and RAQS.  Because the proposed UCSP conforms to the adopted GPU, 
the UCSP is in significant conflict with an applicable air quality plan.  The only measure 
that can lesson this impact is revision of the RAQS based on the recently adopted GPU. 
This effort is the responsibility of SANDAG and San Diego APCD and is outside the 
jurisdiction of the City of Chula Vista.    

1.5.2  Traffic, Circulation, and Parking 
Surrounding neighborhoods and current residents/users of the urban core have 
expressed a concern that traffic and parking may increase in their neighborhoods due to 
the increased development potential under the proposed UCSP.  As discussed in 
Chapter 5.8, traffic volumes on area roadways are anticipated to substantially increase 
by 2030.  Roadway and intersection improvements are incorporated as mitigation 
measures in the proposed UCSP to avoid future impacts to 19 intersections and 2 
roadways segments.  However, despite these improvements, three intersections and 
one roadway segment would remain at unacceptable levels of service.  The intersections 
include Broadway at H Street and Third Avenue and J Street within the Subdistricts 
Area, and Hilltop Drive and H Street within the study area.  The affected street segment 
is Third Avenue between E and G Streets.   Due to right-of-way constraints and conflict 
with the guiding principle of the UCSP to encourage modes of transport other than 
automobile, these impacts remain significant and unmitigated. The smart growth 
principles of the GPU are reflected in the change in mobility emphasis in the UCSP 
which places more emphasis on multi-modal opportunities including pedestrians, 
bicycling, public transit and less emphasis on the automobile.  By design, the LOS for 
the indicated roadway segments and intersection would decline due to improvement in 
the streetscape to benefit pedestrians, cyclists and public transit users.  

The UCSP development regulations include parking requirements for residential, guest 
and non-residential uses.  A projected total of 18,560 parking spaces would be required 
to serve future development of the proposed UCSP at buildout.   While the majority of 
new development will provide on-site parking, there are specific locations such as within 
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the Village District and transit focus areas that allow some parking needs to be met off-
site and/or through alternative means such as in-lieu fees and shared parking 
arrangements. A number of other parking improvement strategies are included in the 
UCSP such as parking buffers, parking districts and parking structures.  Potential 
significant impacts to parking would be reduced to below significance by the 
incorporation of these development regulations and design guidelines into subsequent 
development projects, as required as part of the UCSP design review process.  Parking 
improvements will either be made on-site (i.e., where required of subsequent 
development projects), or off-site (i.e., in coordination with the City’s Parking District or in 
Lieu Fee program.  Given these UCSP provisions, future parking conditions were 
considered to be not significant.   

1.5.3  Housing 
The issue of the effect of the proposed UCSP on housing has been raised with respect 
to the effect of urban core redevelopment on existing affordable housing in areas 
surrounding the commercial corridors and in surrounding neighborhoods.  If property 
values increase in the urban core, property values in surrounding neighborhoods would 
likely increase, thereby increasing the cost of housing and rent. These concerns fall into 
the general category of socio-economic considerations and are not required by CEQA to 
be addressed in an EIR. Section 15131 (a) of the CEQA Guidelines indicates that 
“economic or social effects of a projects shall not be treated as significant effects on the 
environment.”  Affordable housing issues would only be addressed if they result in a 
physical change in the environment. 

There are no issues related to affordability that would translate into unique physical 
changes in the environment.  Nonetheless, given that Redevelopment Plans overlay the 
majority (approximately 70 percent) of the Subdistricts Area, provisions of California 
Redevelopment Law will continue to direct funding to low and moderate income housing.  
Twenty percent of funds generated through tax increment financing (fees collected within 
a redevelopment plan area) are required to be set aside for affordable housing.  Due to 
future revitalized conditions within the Subdistricts Area and overlapping redevelopment 
plans, it is anticipated that more tax increment financing funds would be generated and 
made available to serve affordable housing needs.  

The physical affects of construction of new housing are considered in this Program EIR 
in Chapter 5.6, Population and Housing.  Development under the UCSP would result in a 
substantial increase in the population of Chula Vista because it would accommodate 
growth that is planned to occur locally.  The UCSP would have a beneficial impact on 
planned population and housing through the implementation of “smart growth” principles, 
consistent with the GPU, by directing higher density and intensity development in areas 
in and around transit and commercial corridors, and on vacant and underutilized land, 
and would provide housing to help meet the regional housing needs as approved by the 
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State Department of HCD and SANDAG. The development regulations and design 
guidelines of the UCSP are expected to protect existing, stable residential 
neighborhoods, reduce urban sprawl, and reduce the direct and indirect impacts of 
increased population and housing to below a level of significance. Development in 
accordance with the proposed UCSP would not displace substantial numbers of existing 
housing or people, necessitating the construction of replacement housing elsewhere 
because the overall number of housing units allowed by the UCSP would be sufficient 
within the area to accommodate the affected population.  The UCSP proposes a net 
increase of up to 7,100 residential units over a 25-year period.  During redevelopment of 
new residential units, existing occupants would be temporarily displaced.  These short 
term effects were considered in this Program EIR to be not significant due to the 
continuous production of additional housing within the urban core and throughout Chula 
Vista which would ensure the provision of housing within the same area and would not 
require it elsewhere in San Diego county or neighboring counties.  
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is
 

m
iti

ga
tio

n 
sh

al
l i

nc
lu

de
 th
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 d
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 p
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 C
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 C
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 p
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 p
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at
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t b
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 re
gi

on
al

 tr
an

sp
or

ta
tio

n 
pl

an
ni

ng
 e

ffo
rts

 b
y 

th
e 

C
ity

, 
C

al
tra

ns
, S

A
N

D
A

G
, a

nd
 o

th
er

 e
nt

iti
es

 a
s 

m
ay

 b
e 

id
en

tif
ie

d.

Th
e 

C
ity

 o
f C

hu
la

 V
is

ta
 s

ha
ll 

co
nt

in
ue

 to
 w
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 b
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f t
ra
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at
io

na
l i

m
pr

ov
em

en
ts

 to
 I-

5,
 re
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 b
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r l
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 p
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C

N
E
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 p
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fe
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 c
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2.0 Introduction 

2.0 Introduction 
This Program Environmental Impact Report (EIR) for the proposed City of Chula Vista 
Urban Core Specific Plan (UCSP) has been prepared in compliance with the California 
Environmental Quality Act (CEQA) and Guidelines (Public Resources Code Section 
21000, et seq. and California Code of Regulations, Title 14, Section 15000, et seq.).  
The purpose of this Program EIR is to address the potential environmental effects of, 
and provide CEQA documentation for, the implementation of the UCSP that proposes to 
govern new development and redevelopment of the Chula Vista urban core.  This 
document is intended to be used by the City of Chula Vista, as Lead Agency, in 
approving the proposed UCSP.  In addition, as a Program EIR, the document is intended 
to be used by the City of Chula Vista as well as the Chula Vista Redevelopment 
Corporation and other Responsible Agencies, when taking action on subsequent permits 
to allow development within the UCSP area in accordance with the proposed UCSP.   

2.1 Proposed Project 

The UCSP has been prepared as a neighborhood level planning document which 
provides updated zoning regulations, development standards, and design guidelines in 
order to implement the planned land uses envisioned in the City’s General Plan Update 
(GPU) for the traditional downtown area of Chula Vista.  In addition to being a land use 
regulatory document, the UCSP also outlines the framework for the provision of urban 
amenities and other public improvements associated with anticipated development 
pursuant to the UCSP. The planning horizon for the UCSP projects through the year 
2030, with provisions for periodic evaluation of progress in meeting plan goals. 

Maps contained in the UCSP (and replicated in this EIR) show the boundaries of a 1700-
acre Study Area and a 690 gross-acre UCSP Subdistricts Area.  The regulatory 
provisions of the UCSP described above (i.e. new zoning, development standards, and 
design guidelines) apply only to the Subdistricts Area of the UCSP. Existing zoning and 
land use regulations will not be changed in the surrounding Study Area.  The 
Subdistricts Area was a focus of the GPU’s “Areas of Change,” having been determined 
to be an area most in need of revitalization.  For this reason, it is the area where 
redevelopment and new infill development is expected to occur and subsequently the 
area within which the new zoning regulations and development design guidelines of the 
UCSP are proposed.  The UCSP Subdistricts Area encompasses the commercial 
corridors along Third Avenue between roughly E and L Streets, Broadway between C 
and L Streets, and E and H Streets between Del Mar Avenue (just east of Third Avenue) 
and Interstate 5.  Multi-family residential areas are also included in the Subdistricts Area 
and are concentrated west of Broadway between D and I Streets. 
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2.0 Introduction 

Existing zoning and land use regulations will not change in the surrounding UCSP Study 
Area.  This area was determined to consist largely of stable residential neighborhoods 
that would not transition within the 25-year planning horizon of the UCSP, and was thus 
excluded from the new zoning and land use regulatory provisions of the UCSP.  
However, some provisions for urban amenities and other public improvements in the 
UCSP will apply to the Study Area, outside of the Subdistricts Area.  The potential 
effects of these provisions are included in Chapter 5, Environmental Impact Analysis.  
The 1700-acre UCSP Study Area extends generally from Interstate 5 on the west, Del 
Mar Avenue on the east, C Street on the north, and L Street on the South. 

Pertinent content of the UCSP is summarized in Chapter 3 of this EIR. A complete copy 
of the Draft UCSP and appendices can be viewed at the City of Chula Vista Community 
Development Department at 276 Fourth Avenue, the Chula Vista Civic Center Library at 
365 F Street in the City of Chula Vista, and on the City of Chula Vista’s website at 
www.ci.chula-vista.ca.us.

Pursuant to CEQA Guidelines, Section 15147, the appendices to this EIR are bound 
under separate cover and are readily available for review in their entirety at the City of 
Chula Vista Community Development Department at 276 Fourth Avenue, the Chula 
Vista Civic Center Library at 365 F Street in the City of Chula Vista, and on the City of 
Chula Vista’s website at www.ci.chula-vista.ca.us. 

Chula Vista General Plan Update 

The Chula Vista General Plan Update (GPU) defines the framework by which the City’s 
physical and economic resources are to be managed and used in the future.  The GPU 
guides future development within the existing City limits, and also addresses areas 
within the City’s Sphere of Influence and other portions of the GPU area beyond the City 
limits. The GPU is the basis for all future development; therefore, any decision by the 
City affecting land use and development must be consistent with the GPU. This includes 
proposed development projects. An action, program, or project would be considered 
consistent with the GPU if, considering all of its aspects, it will further the objectives and 
policies of the GPU and not obstruct their attainment.  

During the last several years the City of Chula Vista was in the process of updating the 
City’s 1989 General Plan. The main focus of the 1989 General Plan was on the newly 
annexed and developing eastern portions of the City.  The recent General Plan Update 
(adopted December 2005) has instead focused primarily on the currently developed 
areas of the City, in particular the western portions of the City. As such, the planning 
effort was confronted with balancing “how” the City can grow over the next 25 years 
given the continued growth projections with “where” given the numerous established 
stable neighborhoods. This challenge was seen as an opportunity to use the key, 
foundational principles found in smart growth strategies relative to urban revitalization 
and apply them to areas that have experienced recent decline or underutilization.   
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2.0 Introduction 

The GPU is based on many of the common elements and concepts of smart growth 
such as: 

 Provide a mix of compatible land uses 

 Take advantage of compact building design 

 Create a range of housing opportunities and choices 

 Create walkable neighborhoods 

 Strengthen and direct development towards existing communities 

 Provide a variety of transportation choices 

The GPU is organized into four large planning areas: Northwest Southwest, Bayfront, 
and East. Section 9 of the Land Use and Transportation Element of the GPU includes 
specific goals and objectives for the Northwest Planning Area. Within the Northwest 
Planning Area, the GPU identifies the Urban Core Subarea which comprises the central 
commercial area of the City.  The Urban Core Subarea contains a number of smaller 
planning districts including the Downtown Third Avenue District, H Street Office District, 
Interstate 5 District, Mid Broadway District, and Mid Third Avenue District. For each of 
these planning districts a series of objectives is presented. 

The geographic extent of the UCSP correlates to these planning districts and provides 
regulations, standards and design guidelines to implement the GPU policies and 
objectives through future private and public projects, improvements, and programs.   

2.1.1 Urban Core Specific Plan 
The UCSP has been prepared as an implementing document for future land uses, public 
improvements, and programs as provided for in the GPU. In order to implement the 
vision for the urban core established by the GPU, it was recognized that existing zoning 
for the urban core needed “re-tooling.” The 30+-year-old zoning regulations are not 
designed to facilitate the variety of living, employment, and service choices envisioned 
by the GPU and quite commonplace in the twenty-first century.  

The new zoning regulations would apply to the Subdistricts Area of the UCSP which 
encompasses three districts: the Village, the Urban Core, and the Corridors.  These 
three districts correlate to the GPU planning districts described above in Section 2.1.1. 
The three UCSP districts have been refined into 26 smaller planning subdistricts each 
with proposed permitted land uses, land use mixes, development regulations, and 
standards. The new zoning regulations would replace existing Municipal Code zoning 
classifications for the UCSP Subdistricts Area and would introduce new zoning 
classifications for mixed-use (retail/office), mixed-use with residential, and urban core 
residential (high-density residential) as anticipated by the GPU. 
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In addition to establishing permitted land uses, development regulations, and standards 
through new zoning, the UCSP also provides development design guidelines for the 
Subdistricts Area which further define the type and amount of development permitted.  
The UCSP also establishes the City’s standards for that development, including 
provision of services, parks and open space, and major improvements to be provided by 
individual projects as they are proposed. 

The proposed UCSP is based on the objectives provided in the GPU and provides 
further detail on how these objectives will be implemented.  The UCSP contains all the 
mandatory elements identified in Government Code Section 65451 regarding Specific 
Plan content and includes the following Chapters:  

Chapter I: Executive Summary 

Chapter II: Introduction and Background 

Chapter III: Vision 

Chapter IV: Existing Conditions 

Chapter V: Mobility 

Chapter VI: Land Use and Development Regulations 

Chapter VII: Development Design Guidelines 

Chapter VII: Public Realm Design Guidelines 

Chapter IX: Infrastructure and Public Facilities 

Chapter X: Plan Implementation and Community Benefits Program 

Chapter XI: Plan Administration 

For purposes of the environmental analysis, the most pertinent chapters which provide 
regulatory provisions or design guidance for future public and private improvements and 
development are Chapters V – VIII and Chapters X and XI. All chapters of the UCSP are 
summarized in the Project Description of this EIR (see Chapter 3).  A complete copy of 
the Draft UCSP and appendices can be viewed at the City of Chula Vista Community 
Development Department at 276 Fourth Avenue, the Chula Vista Civic Center Library at 
365 F Street in the City of Chula Vista, and on the City of Chula Vista’s website at 
www.ci.chula-vista.ca.us.

2.2 CEQA Requirements 

This EIR has been prepared in accordance with the requirements of the City of Chula 
Vista Environmental Review Procedures and complies with all criteria, standards, and 
procedures of CEQA and the CEQA Guidelines.
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2.2.1 Scope of the EIR 
The scope of analysis of this EIR was determined by the City of Chula Vista Community 
Development Department as a result of the circulation of a Notice of Preparation (NOP) 
on August 18, 2005 and a scoping meeting held on September 8, 2005 at the City of 
Chula Vista.  The City’s NOP, associated responses, and comments made during the 
scoping meeting are included in Appendix A of this document. 

Based on the responses to the NOP, comments made during the scoping meeting, and 
extensive review of relevant past environmental documents and of the project by City 
staff,  it was determined that the proposed UCSP might result in potentially significant 
adverse environmental impacts to the following: 

 Land Use, Planning, and Zoning  Housing and Population 
 Landform Alteration/Aesthetics  Water Resources and Water Quality 
 Cultural Resources  Air Quality 
 Geology and Soils  Noise 
 Paleontological Resources  Public Services and Utilities 
 Transportation, Circulation, and 

Access
 Hazards/Risk of Upset 

These issues are discussed in detail in Section 5.0, with impacts assessed on a “plan to 
ground” basis.  The “plan to ground” analysis addresses the changes or impacts that will 
result from implementation of the proposed UCSP as compared to existing ground 
conditions. Pursuant to CEQA Guidelines Section 15126, all phases of the proposed 
UCSP are considered when evaluating its potential impact on the environment, including 
the phases of planning, acquisition, development, and operation. 

A “plan to plan” analysis which addresses the changes or impacts that will result from 
implementation of the proposed UCSP as compared to the currently adopted Municipal 
Code Zoning is also provided in this EIR.  While typically a “plan to plan” analysis would 
compare the proposed plan with the currently adopted plan, in this case that comparison 
is addressed in the land use impact analysis (Section 5.1) and rendered somewhat moot 
by the fact that the UCSP was written as an implementing tool for the recently adopted 
General Plan Update.  In this case the Municipal Code Zoning (which will be superseded 
by the proposed UCSP for the UCSP Subdistricts Area) will form the existing plan 
condition under which the proposed plan will be compared. This comparison is 
concentrated in the discussion of the No Project alternative in Chapter 10.0 of this EIR. 

Issues that were determined to be not significant are addressed in Chapter 9.0 of this 
EIR. These include the issues of mineral resources, biological resources, and 
agriculture.
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2.0 Introduction 

Other mandatory sections required by CEQA include a discussion of cumulative impacts, 
growth inducement, unavoidable and irreversible significant environmental effects, and 
alternatives to the proposed project.  These mandatory discussions are provided in 
Chapters 6.0, 7.0, 8.0, and 10.0, respectively, of this EIR. 

The General Plan Update Final EIR (EIR #05-01, SCH #2004081066) addressed the 
development of the proposed UCSP area. The GPU and the GPU EIR were adopted by 
the Chula Vista City Council in December, 2005. The GPU EIR evaluated the entire area 
within the GPU boundary, including the UCSP area.  Potential significant environmental 
effects resulting from the implementation of the GPU were identified for the issues of 
land use, landform alteration, biology, cultural resources, geology and soils, 
paleontology, agricultural resources, mineral resources, water quality, traffic, noise, air 
quality, public services, and hazards and risk of upset. 

This EIR incorporates by reference the GPU Final EIR (EIR #05-01, SCH #2004081066) 
and associated Mitigation Monitoring Program as allowed in the CEQA Guidelines,
Section 15150. These documents are available for review at the City of Chula Vista 
Planning Department at 276 Fourth Avenue, the Chula Vista Public Library Civic Center 
Branch at 365 F Street, and on the City of Chula Vista website documents page at 
www.ci.chula-vista.ca.us.

This EIR contains selected information summarized from throughout these prior 
documents to facilitate the environmental analysis and reader’s review of this document 
where necessary.

2.2.2 Purpose of the EIR   
This EIR has been prepared to achieve the following objectives: 

 Inform decision makers and the general public of the potential environmental 
consequences of the approval and implementation of the proposed UC SP; 

 Identify project alternatives or mitigation measures that are available to avoid or 
reduce potential significant environmental impacts; 

 Serve as a basis for environmental review for all public and private development 
activities or undertakings pursuant to the UCSP, and resulting from approval of the 
UCSP;

 Provide environmental review for other lead or responsible agencies with jurisdiction 
over future development falling within the scope of the proposed UCSP; 

 Reduce the environmental review required as subsequent development occurs 
according to the goals, policies, and regulations of the proposed UCSP. 

In order to meet the first objective, this EIR forecasts the nature and extent of future 
development of the urban core pursuant to the projected buildout and various policies 
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2.0 Introduction 

and regulations that are proposed in the UCSP.  Based on this foundation, the EIR 
identifies physical changes in the environment that may result from such future 
development, and in consideration of applicable threshold criteria, determines whether 
or not the changes constitute a significant impact.  In addition, the EIR identifies 
mitigation measures that are available to avoid or minimize potentially significant 
impacts, thus meeting the second objective. The recommended mitigation measures 
identified in Chapter 5.0 of the EIR will be included in the Mitigation Monitoring and 
Reporting Plan (MMRP), which will accompany the Final EIR.  These measures include 
measures that are to be carried out as part of specific future developments.  

Regarding the third and fourth objectives, environmental review of future development 
projects within the UCSP Sudbistricts Area will be accomplished using the Program EIR 
and Secondary Study process defined in Section 15168  of the CEQA Guidelines, and 
Section 15182 and 15183 which allows this Program EIR to serve as the basis for 
subsequent projects environmental review.  Section 2.3.3 discusses this process in 
greater detail.

2.2.3 Type of EIR 
This EIR has been prepared as a Program EIR, as defined in Section 15168 of the 
CEQA Guidelines.  A Program EIR is recommended for a series of actions that are 
related geographically, as logical parts in a chain of contemplated actions, or in 
connection with the issuance of plans that govern the conduct of a continuing program 
[Section 15168 (a)].  The advantages of a Program EIR include the ability to provide a 
more exhaustive consideration of alternatives and cumulative effects than might be 
possible in a single project specific EIR; to avoid duplication of basic policy 
considerations; and to provide the Lead Agency (City of Chula Vista) with the ability to 
consider broad program-wide policies and mitigation measures that would apply to 
specific projects within the overall program [Section 15168 (b)].  In addition, as a 
Program EIR, this document is intended to be used by the City of Chula Vista as well as 
other Responsible Agencies when taking action on subsequent permits to allow 
development in accordance with the proposed UCSP.     

2.2.4 Organization of the EIR 
CEQA and the CEQA Guidelines specify the contents of EIRs and require the EIR to 
clearly identify the location of the specified contents.  CEQA and the Guidelines do not, 
however, specify the format within which those items shall be included.  In this EIR, a 
topical organization has been followed so that most of the information related to a single 
issue or topic is presented within the same report section.  Table 2-1 lists the CEQA 
Guidelines references for required content and the location of each in this EIR.  In 
addition, a brief overview of the chapters of this EIR are provided below: 
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2.0 Introduction 

Chapter 1.0 Executive Summary provides a summary of the proposed UCSP along 
with a table identifying significant impacts, proposed mitigation measures, and 
impact rating after mitigation. This chapter also contains a summary of the project 
alternatives that have been considered and compares the potential impacts of the 
alternatives with those of the proposed UCSP. 

Chapter 2.0 Introduction contains an overview of the proposed UCSP and the 
CEQA environmental review process.

Chapter 3.0 Project Description provides a detailed discussion of the proposed 
UCSP, including background, objectives, anticipated buildout, mobility 
recommendations, land use and development regulations, development design 
guidelines, public realm guidelines, plan implementation, permit design review 
process, and plan administration.  It also includes a list of discretionary actions that 
will be required to implement the proposed UCSP. 

Chapter 4.0 Environmental Setting contains a description of the physical 
environmental conditions (climate, topography, context) in the project area and 
vicinity.

Chapter 5.0 Environmental Impact Analysis provides a detailed evaluation of 
specific issues that may be associated with significant environmental impacts. The 
discussion of each issue begins with a discussion of the existing conditions related to 
the issue to serve as a basis of analysis. An evaluation of potential impacts follows. 
The discussion of impacts is preceded by a statement of specific thresholds that are 
used to determine if the impacts would be significant. Once the impacts have been 
evaluated, specific mitigation measures are identified to avoid or reduce significant 
impacts.

Chapter 6.0 Cumulative Impacts identifies the impact of the proposed UCSP in 
combination with other planned and future development in the region. 

Chapter 7.0 Growth Inducing Impacts evaluates the potential influence the 
proposed UCSP may have on growth within the project area as well as the region. 

Chapter 8.0 Significant Irreversible Changes identifies all of the significant 
impacts related to the proposed UCSP that cannot be avoided. 

Chapter 9.0 Effects Found Not to Be Significant lists all of the issues determined 
in the scoping process to be not significant, including a brief summary of the basis for 
this determination. 
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2.0 Introduction 

Chapter 10.0 Alternatives provides a description of alternatives to the proposed 
UCSP.

Chapter 11.0 References lists all of the documents, individuals, and organizations 
which are cited in the EIR. 

Chapter 12.0 EIR Preparation identifies all of the agencies, organizations and 
individuals who were directly involved in or were consulted for the preparation of the 
EIR.

Technical studies and supporting materials are provided in the appendixes, which are 
bound under separate cover and are available for review at the City of Chula Vista 
Community Development Department, 276 Fourth Avenue, Chula Vista, the Chula Vista 
Public Library Civic Center Branch at 365 F Street, Chula Vista, and on the City of Chula 
Vista’s website at www.ci.chula-vista.ca.us. 

2.3 EIR Review Process 

The City of Chula Vista is the Lead Agency for the preparation and review of this EIR. 
The EIR review process occurs in two basic stages.  The first stage is the Draft EIR, 
which offers the public the opportunity to comment on the document, while the second 
stage is the Final EIR, which provides the basis for approving the proposed project.   

2.3.1 Draft EIR 
This Draft EIR will be distributed for review to the public and public agencies for a 45-day 
review period for the purpose of providing comments “on the sufficiency of the document 
in identifying and analyzing the possible impacts on the environment and ways in which 
the significant effects of the project might be avoided and mitigated” (Section 15204, 
CEQA Guidelines).  In accordance with Section 15087 (a) (1) of the CEQA Guidelines, a 
Notice of Availability of the Draft EIR will be issued in a newspaper of general circulation 
in the area.  Copies of the Draft EIR will be distributed to responsible agencies and other 
interested parties and will be available for review at the City of Chula Vista Community 
Development Department, 276 Fourth Avenue, Chula Vista, the Chula Vista Public 
Library Civic Center Branch at 365 F Street, and on the City of Chula Vista’s website at 
www.ci.chula-vista.ca.us.

A public hearing will be held at the end of the 45-day State Clearinghouse public review 
period by the Planning Commission to gather verbal comments on the adequacy of the 
document.
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2.0 Introduction 

2.3.2 Final EIR 
The City, as Lead Agency, will provide written responses to comments received on the 
Draft EIR per CEQA Guidelines Section 15088, and will consider all comments in 
making its decision to certify the Final EIR.  Detailed responses to the comments 
received during public review; a Mitigation, Monitoring and Reporting Plan (MMRP); 
Findings of Fact; and, if necessary, a Statement of Overriding Considerations will be 
prepared as part of the EIR finalization process.  The culmination of this process is a 
public hearing where the City Council will determine whether to certify the Final EIR as 
being complete and in accordance with CEQA.  

2.3.3 Subsequent Environmental Review 
Future development within the UCSP area, proposed pursuant to the UCSP, will be 
viewed in light of the Final EIR pursuant to CEQA Guidelines Section 15168, 15182 and 
15183.  Unless exempt from CEQA review as allowed in Section 15061 of the CEQA 
Guidelines,  as each new development is proposed, a Secondary Study will be prepared 
to determine if the Final EIR adequately addresses the potential environmental impacts 
of the proposed development. No additional environmental documentation will be 
required for subsequent projects if the Secondary Study determines that the potential 
environmental effects have been adequately addressed in the Final EIR and/or individual 
developments would implement appropriate mitigation measures identified in the MMRP 
accompanying the Final EIR. In such cases, the Final EIR would be referenced in 
approving the required discretionary actions.

If the Secondary Study identifies new impacts or a substantial change in circumstances, 
additional environmental documentation would be required.  The form of this 
documentation would depend upon the nature of the impacts of the development 
proposal being considered.  Should a development result in new or substantially more 
severe significant impacts that are not adequately covered in this EIR, or there is a 
substantial change in circumstances that would require major revision to this EIR, or new 
information comes to light which was not known at the time this EIR was certified, a 
Subsequent EIR or Supplement to this EIR would be prepared in accordance with 
Sections 15162 and 15163 of the CEQA Guidelines.  If potential new significant impacts 
can be fully mitigated, a Mitigated Negative Declaration would be prepared.  If some 
changes or additions to this EIR are necessary, but none of the conditions described 
above calling for the preparation of a Subsequent or Supplemental EIR have occurred, 
the Lead Agency or Responsible Agency would prepare an Addendum.  Unlike a 
Supplemental or Subsequent EIR, an Addendum to a previously certified EIR need not 
be circulated for public review and can be included in or attached to the Final EIR in 
accordance with Section 15164 of the CEQA Guidelines.  More detailed development-
specific studies conducted as part of this subsequent environmental review would further 
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quantify environmental impacts and generate project-specific mitigation measures to 
avoid or minimize significant environmental impacts of specific developments. 
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3.0 Project Description 
The proposed UCSP was prepared in accordance with the Chula Vista Municipal Code 
Section 19.07, Specific Plans, and the California Government Code, Title 7, Division 1, 
Chapter 3, Article 8, Sections 65450 through 65457.  Relevant content of the UCSP is 
summarized in this chapter.  The UCSP is available for review in its entirety at the City of 
Chula Vista Community Development Department at 276 Fourth Avenue, the Chula 
Vista Civic Center Library at 365 F Street in the City of Chula Vista, and on the City of 
Chula Vista’s website at www.ci.chula-vista.ca.us.  

3.1 Project Location 

The City’s urban core is located in the northwest portion of the City of Chula Vista, 
California, approximately 18 8 miles north of the border with Mexico (Figure 3-1).  Maps 
contained in the UCSP (and replicated in this EIR) show the boundaries of a 1700-acre 
UCSP Study Area and a 690 gross-acre UCSP Subdistricts Area. The 1700-acre UCSP 
Study Area extends generally from Interstate 5 on the west, Del Mar Avenue on the east, 
C Street on the north, and L Street on the South. The UCSP Subdistricts Area 
encompasses the commercial corridors along Third Avenue between roughly E and L 
Streets, Broadway between C and L Streets, and E and H Streets between Del Mar 
Avenue (just east of Third Avenue) and Interstate 5 (Figure 3-2).  Multi-family residential 
areas are also included in the Subdistricts Area and are concentrated west of Broadway 
between D and I Streets.

The regulatory provisions of the UCSP (i.e., new zoning, development standards, and 
design guidelines) apply only to the Subdistricts Area of the UCSP. The Subdistricts 
Area was a focus of the GPU’s “Areas of Change,” having been determined to be an 
area most in need of revitalization.  For this reason, it is the area where redevelopment 
and new infill development is expected to occur and subsequently the area within which 
the new zoning regulations and development design guidelines of the UCSP are 
proposed to implement the GPU.   

The remaining portions of the UCSP Study Area, which were determined through the 
GPU process to be largely stable residential neighborhoods, are not expected to 
transition within the 25-year planning horizon of the UCSP, are excluded from the 
Subdistricts Area and are not subject to the new zoning and land use regulatory 
provisions of the UCSP.  Existing zoning and land use regulations will not be changed in 
the remaining portions of the surrounding Study Area, outside of the UCSP Subdistricts 
Area.  However, some provisions for urban amenities and other public improvements in 
the UCSP will apply to the Study Area, outside of the Subdistricts Area.  The potential 
effects of these provisions are included in Chapter 5, Environmental Impact Analysis.   



FIGURE 3-1
Regional Location
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FIGURE 3-2
UCSP Study Area and Subdistricts Area
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3.0 Project Description 

3.2 Project Background 

The iterative process of developing the proposed UCSP, including steps to involve the 
citizens of Chula Vista, is described in Chapter II of the UCSP.  In early 2004, the City of 
Chula Vista initiated the preparation of the UCSP and hired the firm of RRM Design 
Group to assist in its preparation. One of the initial steps in the planning process was to 
conduct a series of interviews with key stakeholders with a strong interest in the urban 
core. These stakeholders included business owners, property owners, residents, civic 
leaders, and other interested parties. The stakeholder interviews were followed by a 
series of background studies that addressed land use, design, traffic circulation, and 
economic opportunities and constraints. 

In August 2004, an 18-member Advisory Committee was appointed by the City Council 
to provide guidance to the staff and consultant team on the major components of the 
plan. A two-day charrette was held as the Advisory Committee’s kick-off meeting and 
was well attended by local citizens. The two-day event provided the Advisory Committee 
with background analyses, historical perspective, other significant planning efforts, and 
participation in a visual preference survey. The visual preference survey was conducted 
to gather input on Advisory Committee members’ preferences for the future potential 
mass and scale of the built environment in the urban core. A visual preference survey 
was also conducted for attendees of the first of several community workshops, held 
September 2004. After a presentation on the Specific Plan and an overview of the 
planning and public participation process, attendees voted on various images for areas 
within the urban core with regard to building massing and scale. Participants were able 
to rate the images as being appropriate, neutral, or inappropriate for each particular 
area.  Following the community workshop, the team also provided the opportunity for two 
local senior high school classes to participate in the visual preference survey. 

Based on these initial inputs, a draft vision plan for the urban core was prepared which 
included concepts for three distinct areas of the urban core. The vision plans were 
intended to provide general concepts and evoke an image of what the urban core could 
look like over the next 20 to 25 years. In November 2004, the vision plans, as well as 10 
key principles were presented to the Planning Commission and City Council in a joint 
workshop to obtain further input and confirm the direction of the planning effort. These 
early documents provided the framework for the detailed preparation of the Specific 
Plan.

The vision plans and the 10 key principles outlined in them are included as Chapter III of 
the UCSP.  The 10 key principles comprise the overarching ideas and goals that will 
apply to future development of the urban core and are listed below: 

 Develop a vibrant, distinct urban atmosphere with a day to evening environment. 

 Build upon and enhance Chula Vista’s cultural and historic traditions and diversity. 
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