
3.0 Project Description 

 Foster visible cultural and civic amenities, such as urban parks, outdoor dining 
opportunities, and civic promenades. 

 Establish a hierarchy of building forms with greatest densities at key nodes. 

 Connect and integrate the bayfront, eastern Chula Vista, and designated focus areas 
within the urban core. 

 Create lively and pedestrian-friendly environments through a concentration of 
activities in a compact, mixed-use setting. 

 Transition new development to minimize impacts on existing residential 
neighborhoods.

 Provide creative parking strategies, including parking districts, structures, and 
reductions.

 Define unique identities for focus areas through using individualized streetscape 
design and public spaces. 

 Restore the historic street grid layout in order to maximize transportation choices and 
increase mobility and circulation opportunities for pedestrians, public transit and 
automobiles.

In December 2004 the vision plans were presented to the community at a second 
community workshop.  Over the first six months of 2005, the Advisory Committee met 
monthly to review major components on the UCSP including draft land use matrices, 
development regulations and standards, development design guidelines, gateway 
concepts, and public design guidelines. The input at these meetings shaped the 
eventual drafting of the UCSP which is the subject of this EIR. 

3.3 Project Objectives 

As the second largest city in the San Diego region, Chula Vista continues to play a 
significant role in the region’s growth and is emerging as the hub of civic and cultural 
activity in south San Diego County. Chula Vista is one of the most rapidly growing areas 
in the region with a projected population of approximately 300,000 by 2030, based on 
GPU population projections (UCSP, Chapter II, page II-5). While much of the City’s 
recent growth has occurred in large master planned communities developing on vacant 
land in the eastern portion of the City, demographic changes and other influences are 
bringing about population growth and renewed interests and needs for revitalization and 
redevelopment in the older, developed western portion of the City.  
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3.0 Project Description 

Considering this renewed interest and need for vibrant urban centers, the General Plan 
Update (GPU) focused on revitalization and redevelopment within the older, developed 
western portion of the City. The UCSP follows the direction provided in the City’s GPU 
by establishing a more detailed vision, regulations, and guidelines for future 
development and beautification of the traditional downtown area. The following are the 
primary project objectives of the UCSP: 

 Create the tools necessary to implement the General Plan Update’s vision for the 
urban core through preparation of a comprehensive set of new zoning classifications 
and updated development regulations and standards for mixed-use developments.  

 Develop updated design guidelines unique to the individual districts in the urban core 
that implement the urban form and create the active urban environment envisioned 
by the General Plan Update.  

 Establish a Plan implementation program for the provision of community benefits 
such as public infrastructure, mobility improvements, and urban amenities that 
enhance the quality of life for the community.   

 Facilitate revitalization of the downtown and surrounding commercial and residential 
areas by increasing certainty and predictability for all stakeholders that assures 
quality outcomes and streamline the development entitlement process. 

3.4 Project Characteristics 

The UCSP has been prepared as the neighborhood level planning document which 
provides updated zoning regulations, development standards, and design guidelines to 
implement the planned land uses, through the year 2030, as envisioned in the City’s 
General Plan Update. 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 new development.  

The intent of the UCSP is to create zoning that facilitates and encourages development 
and improvements that will help realize the community’s vision for the Chula Vista urban 
core.  Based on input received at the community workshops, the community wants the 
urban core to be a desirable San Diego County destination for both visitors and 
residents alike, with an identity of its own.  The community wants a downtown that is 
vibrant, forward thinking but respectful of its past, and alive with thriving businesses, 
attractive housing, and entertainment, cultural and recreational activities.  

The UCSP envisions a broad mixture of uses and business opportunities, as well as a 
wide range of residential housing types.  The urban core is envisioned to be the “heart” 
of the community, where people gather to enjoy special events, farmers markets, street 
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performances, and outdoor dining.  It is a downtown envisioned with a synergistic mix of 
land uses, attractive streetscapes, and sidewalks full of people, all interconnected with a 
series of plazas and pedestrian paseos. 

3.4.1 Projected Buildout and GPU Consistency 
The 690-acre UCSP Subdistricts Area encompasses three planning districts, the Village, 
the Urban Core, and the Corridors.  These three districts are refined into 26 smaller 
planning subdistricts, each with proposed land use mixes, development regulations and 
standards.  The 3 planning districts and 26 subdistricts of the UCSP correspond to the 
five districts of the GPU’s Urban Core Subarea, as shown in Table 3-1. 

TABLE 3-1 
UCSP SUBDISTRICTS AND CORRESPONDING 

GENERAL PLAN UPDATE DISTRICTS  

UCSP
District 

UCSP Subdistrict General Plan Update 
District 

UC-1, St. Rose 
UC-2, Gateway 
UC-3, Roosevelt 
UC-4, Hospital 
UC-5, Soho 
UC-6, Chula Vista Center Residential 
UC-7, Chula Vista Center 
UC-8, Otis 
UC-9, Mid H Street 

H Street Corridor 

UC-10, Chula Vista Center West 
UC-11, Chula Vista Center West Residential 
UC-12, H Street Trolley 
UC-13, Mid Broadway 
UC-14, Harborview 
UC-15, E Street Trolley 
UC-16, Broadway Hospitality 
UC-17, Harborview North 
UC-18, E Street Gateway 

Urban Core 

UC-19, Feaster School 

Interstate 5 Corridor 

V-1, East Village 
V-2, Village Downtown Third 
V-3, West Village 

Village

V-4, Civic Center 
Avenue

C-1, Third Avenue South Mid Third Avenue 
C-2, Broadway South Mid Broadway Corridors 
C-3, Broadway North Interstate 5 Corridor 

The new zoning regulations proposed in the UCSP would replace existing Municipal 
Code zoning classifications for the UCSP Subdistricts Area and introduce new zoning 
classifications for mixed-use (retail/office), mixed-use with residential, and Urban Core 
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residential (high-density residential) as anticipated in the GPU. The new regulations 
would accommodate new growth and revitalization of the Subdistricts Area and would be 
applied only as new development or redevelopment occurs. Outside of the Subdistricts 
Area, existing land use designations and zoning would not be changed.  

The UCSP anticipates the following projected buildout over the life of the plan consistent 
with the General Plan Update projections (Table 3-2).

TABLE 3-2 
URBAN CORE SPECIFIC PLAN 

PROJECTED BUILDOUT 

Land Use Existing Net Increase Total
Multi-family residential 3,700 dus 7,100 dus 10,800 dus 
Commercial retail 3,000,000 sf  1,000,000 sf 4,000,000 sf 
Commercial office 2,400,000 sf 1,300,000 sf 3,700,000 sf 
Commercial-visitor serving 1,300,000 sf 1,300,000 sf 
SOURCE: City of Chula Vista, UCSP, Chapter II, Section B, Fg. 2.1, April, 2006. 
NOTE: All totals are approximate and may include a combination of new infill 

development and existing uses.  
dus = dwelling units 
sf = square feet 

The UCSP provides a set of contemporary implementing tools to allow infill development 
and public improvements to occur over the next 25 years, until the year 2030. The 
planning tools included in the UCSP to help implement its vision of a vibrant urban core 
include mobility recommendations, land use and development regulations, development 
design guidelines and incentives, public realm design guidelines, infrastructure and 
public facilities improvements, and a community benefits program.  These are described 
in subsequent paragraphs. It should be noted that that the exact extent, timing and 
sequence of infill development that may occur over the 25-year planning horizon is 
difficult to ascertain due to a number of factors unique to urban revitalization. These 
include, but are not limited to: 

 viability associated with newer construction which will likely not recycle over the life 
of the Specific Plan;

 longevity of other existing commercial uses and existing housing stock; 

 project specific economics that result in less than maximum buildout on a parcel; 

 preservation and/or maintenance of significant historic structures; 

 increased development costs associated with acquisition, demolition, and cleanup of 
urbanized land.
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To monitor progress towards implementing the land use goals envisioned by both the 
General Plan Update and UCSP, a series of checks and balances are proposed. These 
include review under the Growth Management Ordinance, bi-annual review of amenities 
and facilities implementation in conjunction with the budget/CIP review cycle, and a five-
year assessment of the progress of the UCSP.  These elements are discussed in greater 
detail later in this Chapter in Section 3.4.8, Plan Administration. 

3.4.2 Mobility Recommendations 
The UCSP mobility recommendations provide a variety of approaches and strategies to 
“get people from here to there.”  These pedestrian, bicycle, transit, automobile, and 
parking opportunities are addressed in Chapter V, Mobility, of the UCSP.  Of the various 
modes of travel addressed in the UCSP, emphasis is placed on non-motorized forms 
and public transit, rather than on automobile travel. To this end, various pedestrian-
friendly improvements are suggested. The suggested improvements include bulbouts 
(sidewalk extensions), narrowed travel lanes, reducing the number of travel widths in 
some areas, special paving at crosswalks, median refuge islands, paseos and 
walkways, and streetscape landscaping, lighting, and furnishings. Bicycle-friendly 
recommendations include new and upgraded bicycle paths and facilities throughout the 
UCSP area.   

The UCSP proposes three Transit Focus Areas (TFA) encompassing four subdistricts to 
provide multi-modal opportunities for both local and regional transit.  Two TFAs are 
proposed to be centered around the existing E and H Street trolley stations just east of 
I-5 along the western edge of the Subdistricts Area (coinciding with Subdistricts UC-15 
and UC-12).  These stations provide links to the San Diego trolley’s Blue Line.  A third 
TFA, which accommodates transit service from the eastern portion of the City to the H 
Street Trolley station, is proposed to be located at H Street and Third Avenue at the east 
edge of the Subdistricts Area. The third TFA corresponds to two subdistricts, one on 
each side of Third Avenue (coinciding with Subdistricts UC-1 and UC-2).  This TFA 
along H Street between Third and Fourth Avenues will also accommodate future shuttle 
service.  As a feature of the UCSP, a new shuttle loop system called the West Side 
Shuttle is proposed to serve the UCSP area and the Bayfront Master Plan area to the 
west.  The shuttle would provide localized service between various uses in western 
Chula Vista, including several stops within the Subdistricts Area, and provide 
connections to the regional transit system, including the existing E and H Street trolley 
stations and the future trolley station proposed at H Street and Third Avenue. 

A program of improvements for the main automobile thoroughfares and other streets 
within the UCSP area are also proposed, and include the reintroduction of the street grid 
in areas where it has been interrupted.  Proposed off-street parking and public parking 
strategies include parking districts for portions of Third Avenue and strategically located 
parking structures. 
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3.4.3 Land Use and Development Regulations 
Chapter VI of the UCSP describes the permitted land uses, and development regulations 
and standards for each of the 26 UCSP subdistricts. Permitted land uses are tabulated 
in a Land Use Matrix and subdistrict development regulations are summarized in 
subdistrict zoning sheets.  The Land Use Matrix is a refinement of the GPU land use 
designations and will additionally be used to replace the Town Centre I Design Manual 
of the Town Centre I Redevelopment Plan which overlaps a portion of the UCSP area 
(see discussion in Section 5.1.1.3.c of this EIR). 

Using a form-based approach, the subdistrict development regulations set minimum and 
maximum floor area ratios (FAR), building heights, lot coverages, setbacks, and street 
wall frontage. Other regulations such as usable open space and parking standards are 
also provided.  The new zoning regulations would replace existing Municipal Code 
zoning classifications and introduce new zoning classifications for mixed-use 
(retail/office), mixed-use with residential, and Urban Core residential (high-density 
residential) as anticipated by the General Plan Update. The new regulations would 
accommodate new growth and revitalization of the area and would be applied only as 
new development or redevelopment occurs within the UCSP Subdistricts Area. Outside 
of the Subdistricts Area, existing land use designations and zoning will not be changed. 

Another important component of Chapter VI includes the special provisions for the 
Neighborhood Transition Combining Districts (NTCD) and TFAs.  The NTCDs and TFAs 
appear as special provisions on the appropriate subdistrict zoning sheets.  The NTCD 
regulations provide measures such as increased setbacks, stepbacks, lighting, 
landscaping, and screening measures for future development adjacent to R-1 and R-2 
existing single family zones.  Of the 26 subdistricts, six are subject to the NTCD special 
provisions.  (Refer to Figure 3-3, Subdistricts Key Map, for locations of the V-3, UC-6, 
UC-8, UC-11, UC-13, and C-1 Subdistricts which are subject to the NTCD).  The 
requirements of the NTCD are designed to ensure that the character of development 
within these UCSP subdistricts are compatible with and complementary to surrounding 
residential areas. 

The special regulations for the TFAs include increased setbacks, stepbacks, lighting, 
landscaping, and screening measures for future multi-modal transit-oriented 
development.  In addition, as part of project design and submittal, developments within 
TFAs are required to conduct studies to assess the effects of light and solar access, 
shadowing, and wind patterns on adjacent buildings and areas.  Four of the 26 UCSP 
subdistricts have been designated as TFAs (UC-1, UC-2, UC-12, and UC-15).  A 
lengthier discussion of the NTCD and TFA special provisions is provided in the land use 
discussion in this EIR in Section 5.1.3.3.d.  

Chapter VI also includes provisions for uses such as mixed-use and live work units and 
establishes the urban amenity development requirements and incentives program. In 
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order to provide more certainty and orderliness to the provision of urban amenities, the 
majority of urban amenities are required to be provided as part of future development 
requirements. There are limited incentives that would allow, on a case-by-case basis, 
additional development potential or waiver of permit fees in exchange for the provision of 
certain public amenities or services above and beyond that which would normally be 
required through the development review process. An Urban Amenities Table is 
provided in Chapter VI which lists the various amenities and their associated 
requirements and/or incentives.  Of note are the amenities of streetscape improvements, 
landscaping, paseos, parks, historic preservation, green building, parking, and affordable 
housing.

3.4.4 Development Design Guidelines 
Chapter VII of the UCSP is the Development Design Guidelines.  These are 
comprehensive design guidelines provided for development within the Subdistricts Area, 
as well as special design guidelines for hotels, mixed-use projects, and green buildings.  
These form-based guidelines supplement the UCSP development regulations and the 
City’s Zoning Ordinance to create a more attractive, well-designed urban environment.  
The guidelines apply to new construction, conservation, adaptive reuse, and 
enhancement of buildings and street scenes. They do not apply to existing structures not 
undergoing any anticipated improvements. Although no specific architectural style is 
prescribed, the quality of design is guided by policies addressing site planning, building 
height/form/mass, building materials and colors, storefront design, landscaping, lighting, 
parking, circulation, signs, and other development design considerations.  The goal of 
the guidelines is to create a positive image for the urban core and frame the streets and 
sidewalks with inviting buildings, entrances, awnings, and outdoor dining areas.  

The following is a brief summary of the zoning regulations contained in UCSP Chapter 
VI and the general design principles and concepts embodied in UCSP Chapter VII for 
each of the three UCSP planning districts: the Village; the Urban Core; and the 
Corridors.  Figure 3-3 provides a locational keymap of the three UCSP planning districts 
and their 26 subdistricts. 

Page 3-11 



FI
G

U
RE

 3
-3

U
C

SP
 S

ub
di

st
ric

ts
 K

ey
 M

ap

M
ap

 S
ou

rc
e:

 C
ity

 o
f C

hu
la

 V
ist

a,
 U

C
SP

 C
ha

pe
r V

I F
g.

6.
1,

 A
pr

il,
 2

00
6

M
:\

JO
BS

2\
40

66
\e

nv
\g

ra
ph

ic
s\

fig
3-

3.
ai

   
  0

5/
23

/0
6



3.0 Project Description 

3.4.4.1 Village District 

The Village District encompasses 125 gross acres and allows mixed uses with 
residential as well as civic uses associated with the Civic Center. Retail uses are 
envisioned primarily along Third Avenue, anchored to the east and west with increased 
residential development. The Village District is divided into four subdistricts that are 
related through the design objectives for the district. Figure 3-3 shows the location of the 
four subdistricts within the Village District of the UCSP.  Subdistrict V-3 is a 
Neighborhood Transition Combining District.   

The Village District design goals include promoting sound architectural practices, 
retaining or repeating traditional façade components, developing a steady rhythm of 
façade widths, creating a comfortable scale of structures and supporting pedestrian-
oriented activity at the sidewalk and amenity areas. While buildings are anticipated to 
have the street wall and a more urban fashion, building setbacks would be used to 
accommodate active public uses such as outdoor dining and gathering places, 
particularly on Third Avenue. Mid-block pedestrian paseos and linkages to parking lots, 
activity areas, or alleys are encouraged when possible. Parking lots would be located to 
the rear of buildings, subterranean, or in parking structures.  

Figure 3-4 through Figure 3-7 provide the zoning sheets for the four subdistricts within 
the Village District.  (Note that on these and all Subdistrict zoning sheets, notes in the 
body of the image referring reader to consult remainder of chapter and specific sections 
relates to the source document, the UCSP Chapter VI, and not this EIR.) 
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Fg. 6.8Section View

Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

V-1     East Village

Urban Regulations

1. Floor Area Ratio:  
Min:  1.0   Max:  2.0

2. Lot Coverage:  
Min:  N/A  Max:  90%

3. Building Height:
Min:  18’   Max:  45’

4. Building Stepback:  Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:

Street Min:  0’  Street Max:   N/A

7. Open Space Requirement:  200 sf/du

9.  Primary Land Uses: 
Residential:  100% 

Parking Regulations

1. Parking Locations:
Behind /Subterranean/Tuck Under

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  50%

FIGURE 3-4
Zoning Sheet for Village Subdistrict V-1,

East Village
M:\JOBS2\4066\env\graphics\fig3-4.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

V-2     Village

Urban Regulations

1. Floor Area Ratio:  
Min:  0.75  Max:  2.0

2. Lot Coverage:  
Min:  75%  Max:  90%

3. Building Height:
Min:  18’  Max:  45’

4. Building Stepback: Not mandatory  

5. Street Wall Frontage:  80% Min

6. Setbacks:
Street Min:  0’  Street Max:  N/A

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential:  40% Max (Not allowed on 

Third Avenue on ground  oor, except for 
access) 

Retail:  40% Max
Of  ce:  20% Max (Not allowed on Third 

Avenue on ground  oor, except for 
access)

Parking Regulations

1. Parking Locations:
Behind/Subterranean/Tuck Under

2. Residential Parking:
Min:  1.5 space/du  
Guest:  1 space/10 du
Onsite Min:  None

3. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  None

FIGURE 3-5
Zoning Sheet for Village Subdistrict V-2, Village

M:\JOBS2\4066\env\graphics\fig3-5.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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V-3     West Village

(Neighborhood Transition Combining District)

Urban Regulations

1. Floor Area Ratio: 
Min:  2.0  Max:  4.5

2. Lot Coverage:  
Min:  70%  Max:  90%

3. Building Height:
Min:  18’  Max:  84’

4. Building Stepback: 
Min:  15’  At Building Height:  35’

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min: 0’  Street Max:  N/A
Neighborhood Transition:  See Section D. for 

additional setbacks for parcels adjacent 
to R-1 and R-2 districts

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential:  100% Max (Not allowed on 

ground  oor of Third Avenue or E Street, 
except for access) 

Retail:  10% Max (North of E Street and west 
of Landis Avenue - retail only)

Of  ce:  10% Max (Not allowed on ground 
 oor of Third Avenue or E Street, except 
for access) 

Parking Regulations

1. Parking Locations:
Behind/Subterranean/Tuck Under

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  50%

3. Non-Residential Parking:
Min:  2 spaces/1,000 sf 
Onsite Min:  None

Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

FIGURE 3-6
Zoning Sheet for Village Subdistrict V-3,

West Village
M:\JOBS2\4066\env\graphics\fig3-5.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

V-4     Civic Center

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage:  
Min:  45%  Max:  80%

3. Building Height:
Min:  18’  Max:  60’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  N/A

6. Setbacks:
Street Min:  15’ Street Max:  N/A

7. Open Space Requirement:  100 sf/du

8. Primary Land Uses: 
Residential:  100% Max
Of  ce:  100% Max

Public/Quasi-Public:  100% Max

Parking Regulations

1. Parking Locations:
Behind/Subterranean/Tuck Under

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  50%

3. Non-Residential Parking:
Min:  2 spaces/1,000 sf 
Onsite Min:  None

FIGURE 3-7
Zoning Sheet for Village Subdistrict V-4,

Civic CenterM:\JOBS2\4066\env\graphics\fig3-7.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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3.4.4.2 Urban Core District 

The Urban Core District is located along H Street from Third Avenue to the I-5, along the 
mid-section of Broadway and along a section of E Street and encompasses 440 gross 
acres (see Figure 3-3). It is designed to serve as the primary business, commercial and 
regional center of Chula Vista and includes some of the highest concentrations of 
residential uses. The district includes four subdistricts with TFA designations where high 
density mixed use commercial/office, and residential is planned. The district would allow 
low, mid- and high-rise development (UC-12 and UC-15 only) while encouraging an 
active street life and providing a comfortable environment for pedestrians to shop, dine, 
and recreate.  

The Urban Core District is divided into 19 subdistricts that are related through the design 
objectives for the district. The goals for the design of the Urban Core District include 
creating a comfortable scale of structures, maintaining sunlight exposure and minimizing 
wind on the street level and distinguishing between upper and lower floors. Buildings 
should be designed with uniform front façade heights in order to create a continuous 
streetwall with store fronts and building entries facing the major roadways, Broadway 
and H Street. Figure 3-8 through Figure 3-26 provide the zoning sheets for the 19 
subdistricts within the Urban Core District.  The TFA designations occur in four 
Subdistricts: UC-1 and UC-2 at Third Avenue and H Street, UC-12 (H Street Trolley 
Station) and UC-15 (E Street Trolley Station).  Subdistricts UC-6, UC-8, UC-11, and UC-
13 comprise the four Neighborhood Transition Combining Districts within the Urban Core 
District.
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  2.0  Max:  4.0

2. Lot Coverage:  
Min:  45%  Max:  80%

3. Building Height:
Min:  30’  Max:  84’

4. Building Stepback:
Min:  15’  At Building Height:  35’

5. Street Wall Frontage:  80% Min

6. Setbacks:
Street Min:  0’  Street Max:  N/A

7. Open Space Requirement:  100 sf/du

8. Primary Land Uses: 
Residential:  70% Max (Not allowed on Third 

Avenue or H Street frontage on ground 
 oor, except for access)

Retail:  10% Max
Of  ce:  20% Max  

Parking Regulations

1. Parking Locations:
Structure/Subterranean/Behind/Tuck 

Under

2. Residential Parking:
Min:  1 space/du   
Guest:  1 space/10 du
Onsite Min:  50%

3. Non-Residential Parking:
Min:  2 spaces/1,000 sf

Onsite Min:  None

UC-1     St. Rose 

(Transit Focus Area)

FIGURE 3-8
Zoning Sheet for Urban Core

Subdistrict UC-1, St. RoseM:\JOBS2\4066\env\graphics\fig3-8.ai        05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

UC-2     Gateway 
(Transit Focus Area)

Urban Regulations

1. Floor Area Ratio:  
Min:  2.5  Max:  5.0

2. Lot Coverage:  
Min:  45%  Max:  80%

3. Building Height:
Min:  45’  Max:  84’

4. Building Stepback:
Min:  15’  At Building Height:  35’

5. Street Wall Frontage:  80% Min

6. Setbacks:
Street Min:  8’* Street Max:  N/A
(*Along H Street only to provide total of 16’ 

sidewalk)

7. Open Space Requirement:  100 sf/du

8. Primary Land Uses: 
Residential:  70% Max (Not allowed on 

Third Avenue or H Street frontage on 
ground  oor, except for access)

Retail:  10% Max
Of  ce:  20% Max 

Parking Regulations

1. Parking Locations:
Any location except in front of building

2. Residential Parking:
Min:  1 space/du   
Guest:  1 space/10 du
Onsite Min:  50%

3. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  None

FIGURE 3-9
Zoning Sheet for Urban Core

Subdistrict UC-2, Gateway
M:\JOBS2\4066\env\graphics\fig3-9.ai        05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  1.0  Max:  3.0

2. Lot Coverage:  
Min:  N/A  Max:  70%

3. Building Height:
Min:  30’  Max:  60’

4. Building Stepback: Not mandatory

5. Street Wall Frontage: N/A

6. Setbacks:
Street Min:  15’ Street Max:  N/A

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential:  100% Max

Parking Regulations

1. Parking Locations:
Anywhere on-site, except in front of building

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  100%

UC-3     Roosevelt 

FIGURE 3-10
Zoning Sheet for Urban Core

Subdistrict UC-3, Roosevelt
M:\JOBS2\4066\env\graphics\fig3-10.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

UC-4     Hospital

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  2.0

2. Lot Coverage:  
Min:  50%  Max:  70%

3. Building Height:
Min:  30’  Max:  84’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min:  8’ Street Max:  N/A
(*Along H Street only to provide total of 16’ 

sidewalk)

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Of  ce:  100% Max

Parking Regulations

1. Parking Locations:
Any

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  100%

FIGURE 3-11
Zoning Sheet for Urban Core

Subdistrict UC-4, HospitalM:\JOBS2\4066\env\graphics\fig3-11.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  1.0  Max:  2.0

2. Lot Coverage:  

Min:  N/A        Max:  N/A

3. Building Height:
Min:  30’  Max:  60’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min:  8’ Street Max:  N/A
(*Along H Street only to provide total of 16’ 

sidewalk)

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Retail:  50% Max
Of  ce:  100% Max 

Parking Regulations

1. Parking Locations:
Any location except in front of building

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  50%

UC-5     Soho 

FIGURE 3-12
Zoning Sheet for Urban Core

Subdistrict UC-5, SohoM:\JOBS2\4066\env\graphics\fig3-12.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

UC-6     Chula Vista Center Residential 
(Neighborhood Transition Combining District)

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  2.0

2. Lot Coverage:  

Min:  N/A        Max:  80%

3. Building Height:
Min:  18’  Max:  60’

4. Building Stepback:
Min:  15’  At Building Height:  30’

5. Street Wall Frontage:  N/A

6. Setbacks:
Street Min:  15’ Street Max:  N/A
Neighborhood Transition:  See Section 

D. for additional setbacks for parcels 
adjacent to R-1 and R-2 districts

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential:  100% 

Parking Regulations

1. Parking Locations:
Structured

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  100%

FIGURE 3-13
Zoning Sheet for Urban Core Subdistrict UC-6,

Chula Vista Center Residential
M:\JOBS2\4066\env\graphics\fig3-13.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

UC-7     Chula Vista Center

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage:  
Min:  N/A        Max:  70%

3. Building Height:
Min:  18’  Max:  60’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  25% Min

6. Setbacks:
Street Min:  8’* Street Max:  N/A
(*Along H Street only to provide total of 16’ 

sidewalk)

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Retail:  100% Max
Of  ce:  25% Max (Not allowed on ground 

 oor facade, except for access) 

Parking Regulations

1. Parking Locations:
Anywhere on-site

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  100%

FIGURE 3-14
Zoning Sheet for Urban Core

Subdistrict UC-7, Chula Vista CenterM:\JOBS2\4066\env\graphics\fig3-14.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage:  
Min:  N/A  Max:  70%

3. Building Height:
Min:  18’  Max:  45’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  N/A

6. Setbacks:
Street Min:  15’ Street Max:  N/A

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential:  100% Max

Parking Regulations

1. Parking Locations:
Anywhere on-site except in front of building

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  100%

UC-8     Otis

(Neighborhood Transition Combining District)

FIGURE 3-15
Zoning Sheets for Urban Core

Subdistrict UC-8, OtisM:\JOBS2\4066\env\graphics\fig3-15.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  1.0  Max:  2.0

2. Lot Coverage:  

Min:  N/A        Max:  N/A 

3. Building Height:
Min:  18’  Max:  72’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  70% Min

6. Setbacks:
H Street East of Broadway
Street Min:  8’ Street Max:  N/A
H Street West of Broadway
Street Min: 16’ Street Max:  N/A
Broadway
Street Min: 0’ Street Max:  N/A

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Retail:  100% Max
Of  ce:  25% Max 

Parking Regulations

1. Parking Locations:
Any, except in front of building

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  50%

UC-9     Mid H Street

FIGURE 3-16
Zoning Sheets for Urban Core
Subdistrict UC-9, Mid H StreetM:\JOBS2\4066\env\graphics\fig3-16.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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UC-10     Chula Vista Center West

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage:  
Min:  N/A  Max:  80%

3. Building Height:
Min:  18’  Max:  72’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
H Street
Street Min:  16’  Street Max:  N/A
Broadway
Street Min:  0’  Street Max:  N/A

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Residential:  20% Max (Not allowed on 

Broadway or H Street frontage on 
ground  oor, except for access)

Retail:  100% Max
Of  ce:  30% Max (Not allowed on ground 

 oor facade, except for access) 

Parking Regulations

1. Parking Locations:
Any, except in front of building

2. Residential Parking:
Min:  1.5 space/du
Guest:  0 spaces
Onsite Min:  100%

3. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  100%

Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

FIGURE 3-17
Zoning Sheet for Urban Core Subdistrict

UC-10, Chula Vista Center WestM:\JOBS2\4066\env\graphics\fig3-17.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage:  
Min:  N/A        Max:  70%

3. Building Height:
Min:  18’  Max:  45’

4. Building Stepback: Not mandatory

5. Street Wall Frontage: N/A

6. Setbacks:
Street Min:  15’ Street Max:  N/A
Neighborhood Transition:  See Section D. for 

additional setbacks for parcels adjacent 
to R-1 and R-2 districts

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential:  100% Max  

Parking Regulations

1. Parking Locations:
Any, except in front of building

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  100%

UC-11     Chula Vista Center West Residential 
(Neighborhood Transition Combining District)

FIGURE 3-18
Zoning Sheet for Urban Core Subdistrict UC-11,

Chula Vista Center West ResidentialM:\JOBS2\4066\env\graphics\fig3-18.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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UC-12     H Street Trolley  
(Transit Focus Area)

Urban Regulations

1. Floor Area Ratio:  
Min:  4.0  Max:  6.0

2. Lot Coverage:  

 Min:  45%        Max:  60%

3. Building Height:
Min:  45’  Max:  210’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  N/A

6. Setbacks:
H Street
Street Min:  16’  Street Max:  N/A

7. Open Space Requirement:  100 sf/du

8. Primary Land Uses: 
Residential:  90% Max
Retail:  1% Min   10% Max
Of  ce:  10% Max 
Hospitality:  1% Min 10% Max

Parking Regulations

1. Parking Locations:
Any

2. Residential Parking:
Min:  1 space/du
Guest:  0 spaces
Onsite Min:  100%

3. Non-Residential Parking:
Min:  1 space/1,000 sf
Onsite Min:  None

Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

FIGURE 3-19
Zoning Sheet for Urban Core Subdistrict

UC-12, H Street Trolley
M:\JOBS2\4066\env\graphics\fig3-19.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  2.0

2. Lot Coverage:  
Min:  50%  Max:  70%

3. Building Height:
Min:  18’  Max:  60’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min:  0’  Street Max:  20’
Neighborhood Transition:  See Section D. for 

additional setbacks for parcels adjacent 
to R-1 and R-2 districts

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential:  70% Max (Not allowed on 

Broadway or H Street frontage on 
ground  oor, except for access)

Of  ce:  50% Max
Retail/Hospitality:  50% Max

Parking Regulations

1. Parking Locations:
Anywhere except in front of building

2. Residential Parking:
Min:  1.5 space/du
Guest:  1 space/10 du
Onsite Min:  50%

3. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  50%

UC-13     Mid Broadway 
(Neighborhood Transition Combining District)

FIGURE 3-20
Zoning Sheet for Urban Core

Subdistrict UC-13, Mid BroadwayM:\JOBS2\4066\env\graphics\fig3-20.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

UC-14     Harborview

Urban Regulations

1. Floor Area Ratio:  
Min:  1.5  Max:  3.0

2. Lot Coverage:  
Min:  N/A  Max:  80%

3. Building Height:
Min:  30’  Max:  84’

4. Building Stepback:
Min:  15’  At Building Height:  35’

5. Street Wall Frontage:  N/A

6. Setbacks:
Street Min:  15’ Street Max:  N/A

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential  100% Max

Parking Regulations

1. Parking Locations:
Any, except in front of building

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  100%

FIGURE 3-21
Zoning Sheet for Urban Core

Subdistrict UC-14, Harborview
M:\JOBS2\4066\env\graphics\fig3-21.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  4.0  Max:  6.0

2. Lot Coverage:  
Min:  45%  Max:  60%

3. Building Height:
Min:  45’  Max:  210’

4. Building Stepback: Not mandatory

5. Street Wall Frontage: N/A

6. Setbacks:
Street Min:  11’* Street Max:  N/A
(*Applies only along E Street between I-5 

and 300’ east of I-5)

7. Open Space Requirement:  100 sf/du

8. Primary Land Uses: 
Residential:  90% Max
Retail:  1% Min   10% Max
Of  ce:  10% Max (Not allowed on ground 

 oor facade, except for access)
Hospitality:  1% Min 10% Max

Parking Regulations

1. Parking Locations:
Any, except in front of building

2. Residential Parking:
Min:  1 space/du
Guest:  0 spaces
Onsite Min:  100%

3. Non-Residential Parking:
Min:  1 space/1,000 sf
Onsite Min:  None

UC-15     E Street Trolley 
(Transit Focus Area)

FIGURE 3-22
Zoning Sheet for Urban Core

Subdistrict UC-15, E Street Trolley
M:\JOBS2\4066\env\graphics\fig3-22.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

UC-16     Broadway Hospitality

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage:  
Min:  50%  Max:  70%

3. Building Height:
Min:  18’  Max:  60’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min:  11’* Street Max:  20’
(*Along E Street between I-5 and 300’ east 

of I-5)

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Retail:  50% Max
Hospitality:  100% Max

Parking Regulations

1. Parking Locations:
Any, except in front of building

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  50%

FIGURE 3-23
Zoning Sheet for Urban Core

Subdistrict UC-16, Broadway HospitalityM:\JOBS2\4066\env\graphics\fig3-23.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  1.0  Max:  2.0

2. Lot Coverage:  
Min:  N/A  Max:  80%

3. Building Height:
Min:  18’  Max:  45’

4. Building Stepback: Not mandatory

5. Street Wall Frontage: N/A

6. Setbacks:
Street Min:  10’  Street Max:  20’

7. Open Space Requirement:  200 sf/du

8. Primary Land Uses: 
Residential:  100% Max

Parking Regulations

1. Parking Locations:
Any

2. Residential Parking:
Min:  1.5 space/du   
Guest:  1 space/10 du
Onsite Min:  100%

UC-17     Harborview North 

FIGURE 3-24
Zoning Sheet for Urban Core

Subdistrict UC-17, Harborview NorthM:\JOBS2\4066\env\graphics\fig3-24.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

UC-18     E Street Gateway

Urban Regulations

1. Floor Area Ratio: 
Min:  1.5  Max:  3.0

2. Lot Coverage:  
Min:  50%  Max:  70%

3. Building Height:
Min:  45’  Max:  120’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min:  11’*  Street Max:  N/A
(*Applies only along E Street between I-5 

and 300’ east of I-5)

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Retail:  20% Max
Hospitality:  100% Max

Parking Regulations

1. Parking Locations:
Any

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf
Onsite Min:  100%

FIGURE 3-25
Zoning Sheet for Urban Core

Subdistrict UC-18, E Street Gateway
M:\JOBS2\4066\env\graphics\fig3-25.ai        05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage: 
Min:  N/A  Max:  70%

3. Building Height:
Min:  18’  Max:  45’

4. Building Stepback: Not mandatory

5. Street Wall Frontage: 50% Min

6. Setbacks:
Street Min:  15’ Street Max:  N/A

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Public/Quasi-Public:  100% Max

Parking Regulations

1. Parking Locations:
Anywhere on-site

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf 
Onsite Min:  100%

UC-19     Feaster School

FIGURE 3-26
Zoning Sheet for Urban Core

Subdistrict UC-19, Feaster SchoolM:\JOBS2\4066\env\graphics\fig3-26.ai          05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006



3.0 Project Description 

3.4.4.3 Corridors District 

In contrast with the Urban Core and the Village Districts, the Corridors District is oriented 
towards the automobile rather than the pedestrian. The Corridors District is designed to 
accommodate a high percentage of retail, service, and office development and to 
promote diverse new commercial and residential development and safe and efficient 
parking and circulation. The proposed Corridor District consists of 125 gross acres and 
anticipates revitalization with primarily retail and office uses.  The Corridors District is 
divided into three subdistricts that are related through the design objectives for the 
district. Subdistrict C-1 is a Neighborhood Transition Combining District.  Figure 3-27 
through Figure 3-29 provide the zoning sheets for the three subdistricts within the 
Corridors District. 
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that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

C-1     Third Avenue South 
(Neighborhood Transition Combining District)

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage:  
 Min:  N/A        Max:  70%

3. Building Height:
Min:  18’  Max:  60’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min:  10’  Street Max:  20’
Neighborhood Transition:  See Section 

D. for additional setbacks for parcels 
adjacent to R-1 and R-2 districts

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Retail:  100% Max (West of Third Avenue)
Of  ce:  100% Max (East of Third Avenue)

Parking Regulations

1. Parking Locations:
Anywhere on-site

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf 

Onsite Min:  50%

FIGURE 3-27
Zoning Sheet for Corridor

Subdistrict C-1, Third Avenue SouthM:\JOBS2\4066\env\graphics\fig3-27.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006



45
’ M

ax
 H

ei
gh

t

18
’ M

in
 H

ei
gh

t

10’ - 20’ Setback

Fg. 6.56Section View

Fg. 6.57Plan View

20
’ M

ax
 S

et
ba

ck

10
’ M

in
 S

et
ba

ck

Street

Sidewalk

Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

Urban Regulations

1. Floor Area Ratio: 
Min:  N/A  Max:  1.0

2. Lot Coverage:  
Min:  35%  Max:  75%

3. Building Height:
Min:  18’  Max:  45’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min:  10’  Street Max:  20’

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Retail:  50% Max
Of  ce:  50% Max

Parking Regulations

1. Parking Locations:
Anywhere on-site

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf 

Onsite Min:  50%

C-2     Broadway South

FIGURE 3-28
Zoning Sheet for Corridor

Subdistrict C-2, Broadway SouthM:\JOBS2\4066\env\graphics\fig3-28.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006
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Summary sheet does not re  ect all regulations 
that may apply to each property.  Please consult 
the remainder of the chapter for all criteria.

C-3     Broadway North

Urban Regulations

1. Floor Area Ratio:  
Min:  N/A  Max:  1.0

2. Lot Coverage:  
Min:  35%  Max:  75%

3. Building Height:
Min:  18’  Max:  45’

4. Building Stepback: Not mandatory

5. Street Wall Frontage:  50% Min

6. Setbacks:
Street Min:  10’  Street Max:  20’

7. Open Space Requirement:  N/A

8. Primary Land Uses: 
Retail:  50% Max

Of  ce:  50% Max

Parking Regulations

1. Parking Locations:
Anywhere on-site

2. Non-Residential Parking:
Min:  2 spaces/1,000 sf 
Onsite Min:  50%

FIGURE 3-29
Zoning Sheet for Corridor

Subdistrict C-3, Broadway NorthM:\JOBS2\4066\env\graphics\fig3-29.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter VI, April, 2006



3.0 Project Description 

3.4.5 Public Realm Design Guidelines  
Chapter VIII of the UCSP is the Public Realm Design Guidelines.  These guidelines 
focus on ways to create more attractive and pedestrian-friendly public environments and 
gathering places.  Street furniture, landscaping, sidewalks, crosswalks, lighting, paseos, 
public art, parks and plaza concepts are defined in this chapter.  An art-deco inspired 
design theme is proposed along Third Avenue, building upon the era when much of the 
original development along the street occurred.  A more contemporary theme is 
proposed for the remaining public realm areas in the urban core.  Such gateway 
treatments are proposed at five locations within the Subdistricts Area, as well as a sixth 
location outside of the Subdistricts Area (Fourth Avenue and C Street) to welcome 
people and to reinforce the identity of the area.   

3.4.6 Infrastructure and Public Facilities 
Chapter IX of the UCSP describes applicable infrastructure and public facilities, including 
water supply, sewer drainage, solid waste disposal, law enforcement and emergency 
services, schools, parks and recreational facilities, energy, and telecommunications.  
Because the UCSP implements the GPU, the infrastructure studies performed during the 
City’s GPU effort and resulting citywide implementation strategies provide the basis of 
utilities and services needed for the urban core.  The UCSP Chapter IX focuses on the 
GPU policies and criteria that have particular relevance to the UCSP area.  (These 
policies and criteria will be discussed further in the impact analyses for services and 
utilities, Chapters 5.11 and 5.12 respectively).    

3.4.7 Plan Implementation and Community Benefits 
Program 

The goals expressed in the UCSP require investments in streets, transit, parks, plazas, 
cultural facilities, protection of historic resources, schools, and improvements to City 
services such as utilities, police, fire, health and human services.  Chapter X of the 
UCSP identifies the implementation programs that will result in the desired mobility 
improvements, urban amenities, and other community amenities envisioned in the 
UCSP.  Realization strategies include public and public/private partnerships to generate 
funding and investment in the urban core.  Through development and business fees, 
redevelopment funds, grants, TransNet (a one-half cent tax for transportation projects), 
and the general fund as funding sources, short-term demonstration projects are 
proposed to serve as models and redevelopment incentive.  A Facilities Implementation 
Analysis has been prepared for the UCSP to assure that long-term revenues are 
sufficiently aligned with potential costs of implementing the public infrastructure. 
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3.4.8 Plan Administration  
Chapter XI of the UCSP describes the processes which will be used to consider 
development applications and the administrative procedures required for amendments 
and/or modifications to the UCSP. 

3.4.8.1 Subsequent Projects Design Review 

The UCSP includes a design review process for future projects within the UCSP 
Subdistricts Area to ensure consistency with the UCSP development regulations and 
design guidelines.  All subsequent projects require submittal and approval of an Urban 
Core Development Permit (UCDP).  The UCDP design review process is illustrated in 
Figure 3-30.  

Project size and location determine which one of two design review processes apply.  
The majority of the UCSP Subdistricts Area lies within a Redevelopment Project Area 
and the Chula Vista Redevelopment Corporation has been established to assist with 
implementation and oversight of infill development in these areas.  Development outside 
of a Redevelopment Project Area will be subject to the City’s existing design review 
process.  For all projects requiring additional discretionary approvals such as Conditional 
Use Permits and Tentative Maps, adherence to existing Chula Vista Municipal Code 
regulations and processes will also be required. 

Exemptions to the UCSP design review requirements include minor modifications to 
existing structures such as painting, maintenance or repair, re-roof, modifications that 
increase the total building area by 200 square feet or less (within a two-year period), as 
well as other exceptions and modifications described in Chapter 19.16 of the existing 
Municipal Code. Nonconforming existing land uses that meet the Municipal Code 
definition (Chapter 19.64) may also be provided exemption or allowances from the 
standards contained in the UCSP for new projects and building renovations. 

3.4.8.2 Subsequent Projects Environmental Review 

As indicated in Figure 3-30, future projects will also be subject to subsequent 
environmental review.  Approval of a UCDP is a discretionary action requiring CEQA 
review.  As a Program EIR, the Final EIR for the UCSP is intended to be used by the 
City of Chula Vista when taking action on subsequent permits to allow development in 
accordance with the proposed UCSP.  The Program EIR and subsequent project review 
process defined in Section 15168 of the CEQA Guidelines allows a Program EIR to 
serve as the basis for environmental review of subsequent projects.  Section 15182 and 
15183 of the CEQA Guidelines provide additional review guidance for projects proposed 
in accordance with an adopted Specific Plan, or consistent with adopted Community 
Plan, General Plan or Zoning. These CEQA Guidelines will be utilized, as applicable, in 
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FIGURE 3-30
Urban Core Development

Permit Design Review ProcessM:\JOBS2\4066\env\graphics\fig3-30.ai     05/23/06

Map Source: City of Chula Vista, UCSP Chapter XI Fg. 11.1, April, 2006  



3.0 Project Description 

the review of subsequent development projects. Section 2.3.3 in the Introduction of this 
EIR discusses this process in greater detail.  

3.4.8.3 Review of Plan Progress 

To monitor progress towards implementing the land use goals envisioned by both the 
GPU and UCSP, a series of checks and balances are proposed. These include review 
under the Growth Management Ordinance, bi-annual review of amenities and facilities 
implementation in conjunction with the budget/CIP review cycle, and lastly a five-year 
assessment of the progress of the UCSP. 

The Growth Management Ordinance (Municipal Code 19.09) includes a program to 
implement the General Plan Update and ensure that development does not occur unless 
facilities and improvements are available to support that development.  The growth 
management program incorporates a defined public facilities development phasing 
policy to appropriately schedule the timing and location of various City improvements.  
The program additionally incorporates the facility master plans for fire protection, 
schools, libraries, parks, water, sewer, drainage, traffic and civic centers.  The growth 
management oversight commission annually reviews and reports on the program to the 
Chula Vista Planning Commission and City Council. 

Various improvement projects envisioned in the UCSP will also be subject to ongoing 
monitoring and priority-setting through the Capital Improvement Program (CIP) 
processes.  Schedule assessments will be made during the bi-annual CIP budget 
analysis and review of facilities performance.  Facing any change in priorities, additions 
or subtractions from the facilities program will not require amendment of the UCSP 
provided such changes are not in conflict with this EIR.  

Review of the UCSP’s progress also assumes financing review.  Review of the Facilities 
Implementation Analysis throughout the life of the UCSP will evaluate financial 
performance and assess financial resources as they become available or depleted, so 
as to determine priorities.   

UCSP amendment procedures are discussed in Chapter XI of the UCSP.  California 
Government Code (Section 65453) states that a specific plan may be amended as often 
as deemed necessary by the legislative body.  Amendments to the UCSP may be 
initiated by a developer, any individual property owner, by the Chula Vista 
Redevelopment Corporation, or by the City.  Any amendment proposals must document 
the need for such changes and indicate the economic, social, or technical issues that 
generate this need.  Depending on the nature of the amendment, supplemental 
environmental analysis may be necessary.  The Chula Vista Community Development 
Director will review the request and make recommendation to the City Council for 
approval or denial. 
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A five-year review cycle has been established in the UCSP to monitor the effectiveness 
of the plan in responding to the changing landscape of the urban core.  A Five-Year 
Progress Report will be prepared and included as part of budget cycle or strategic plan 
updates.

3.5 Discretionary Actions 

Adoption and implementation of the proposed UCSP will require a series of discretionary 
actions.  These actions, the agency responsible for them, and their purpose are 
identified below in Table 3-3. 

TABLE 3-3 
DISCRETIONARY ACTIONS 

REQUIRED FOR PROJECT ADOPTION AND IMPLEMENTATION 

Action Agency Purpose 
Urban Core Specific Plan 
Adoption

City of Chula Vista 
City Council

To implement the objectives and policies of 
the recently updated Chula Vista General 
Plan

Urban Core Specific Plan 
Final EIR Certification  

City of Chula Vista 
City Council

To comply with State-required 
environmental review of the proposed 
Urban Core Specific Plan 

Town Centre I 
Redevelopment Plan 
Amendments 

City of Chula Vista 
City Council/ 
Redevelopment 
Agency

To delete existing land use regulations and 
instead defer to the land use development 
and design provisions of the Urban Core 
Specific Plan 

Town Centre I Land Use 
Policy Repeal

City of Chula Vista 
City Council/ 
Redevelopment 
Agency

To defer regulation of permitted land uses 
within the Chula Vista urban core to the 
Urban Core Specific Plan Land Use Matrix 

Town Centre I Design 
Manual Repeal 

City of Chula Vista 
City Council/ 
Redevelopment 
Agency

To defer the guidelines for design of 
development within the Chula Vista urban 
core to the Development Design Guidelines 
of the Urban Core Specific Plan 

Future development in accordance with the UCSP will require discretionary approval.  
The Final EIR for the UCSP will be used by the City of Chula Vista for discretionary 
actions associated with subsequent development and other activities within the UCSP 
area which require CEQA review.  Such future discretionary actions are anticipated to 
include but not be limited to the following: 

 Urban Core Development Permits; 

 Conditional Use Permits; 
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 Tentative Maps; 

 Demolition Permits; and  

 Grading Permits. 

For these future discretionary actions a Secondary Study would be performed, unless 
otherwise exempt, to determine if the UCSP Final EIR adequately addresses the 
potential environmental impacts of the proposed activity.  If the Secondary Study 
determines that the EIR does adequately cover the activity, no further review will be 
required and the EIR will be referenced in approving the discretionary actions.  For a 
complete discussion of the Secondary Study process and subsequent environmental 
review, refer to Section 2.3.3. 
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4.0 Environmental Setting 
A discussion of the environmental setting including location, climate, topography, and 
other contextual physical characteristics of the UCSP area is provided in this section.  A 
more detailed description of existing environmental conditions is provided at the 
beginning of each impact issue-specific discussion contained in Section 5.0, 
Environmental Impact Analysis. The environmental setting and existing conditions 
addressed throughout this EIR are those which existed when the NOP for the EIR was 
published, August 2005.  

4.1 Location 

The UCSP project site encompasses an area of approximately 1,700 acres located in 
the downtown urban core of the City of Chula Vista, California. The UCSP area is 
located approximately 18 8 miles north of the United States International Border with 
Mexico and 135 miles south of Los Angeles.  The southern boundary of the City of Chula 
Vista lies approximately 4 miles north of the border.  The UCSP area is bounded by 
Interstate 5 on the west, C Street on the north, Del Mar Avenue on the east, and L Street 
on the south.  Within the 1,700-acre UCSP boundary lies the smaller 690-acre 
Subdistricts Area which, as described in the previous Section 3.0 Project Description, 
constitutes the focus area of the UCSP and the area for which UCSP development 
standards, guidelines, and other implementation programs will guide future new and 
redevelopment (Figure 4-1). 

The UCSP area is the urban core of Chula Vista and is highly urbanized primarily with 
low-rise structures developed in the 1950s with some mid-rise and high-rise structures 
developed in the 1970s. The urban core functions as the business, shopping, and 
government center of Chula Vista and contains the City’s oldest established residential 
neighborhoods. Photographs 4-1 through 4-6 were taken on August 9, 2005 and show 
representative views of the following locations within the UCSP area: 

 Third Avenue at H Street (Photograph 4-1) 

 Third Avenue at F Street (Photograph 4-2) 

 Fourth Avenue at F Street (Photograph 4-3) 

 Broadway at F Street (Photograph 4-4) 

 H Street at Third Avenue (Photograph 4-5) 

 Broadway at H Street (Photograph 4-6) 



FIGURE 4-1
Aerial Photograph of Project
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PHOTOGRAPH 4-1
Third Avenue at H Street, Looking North

M:\JOBS2\4066\env\graphics\photos4-1_4-2.ai          03/20/06

PHOTOGRAPH 4-2
Third Avenue at F Street, Looking South



PHOTOGRAPH 4-3
Fourth Avenue at F Street, Looking North

M:\JOBS2\4066\env\graphics\photos4-3_4-4.ai          03/20/06

PHOTOGRAPH 4-4
Broadway at F Street, Looking South



PHOTOGRAPH 4-5
H Street at Third Avenue, Looking West

M:\JOBS2\4066\env\graphics\photos4-5_4-6.ai          03/20/06

PHOTOGRAPH 4-6
Broadway at H Street, Looking North
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Photographs 4-1 and 4-2 are representative views of downtown Third Avenue’s 
pedestrian-oriented specialty shops, restaurants, and small businesses that primarily 
serve local residents. Photograph 4-3 shows a representative view of the area where the 
City’s civic center, central library, and police headquarters are located. Photographs 4-4 
and 4-6 are representative views of Broadway’s auto-oriented commercial strip malls, 
auto repair and service uses, and lodging. Photograph 4-5 shows a representative view 
of H Street near Chula Vista’s regional shopping mall. 

4.2 Climate 

The climate of the region which encompasses the City of Chula Vista is identified as 
Mediterranean, which is characterized by warm, dry summers and mild, wet winters.  
Clear skies predominate for much of the year due to a semi-permanent high-pressure 
cell located over the Pacific Ocean.  This high-pressure cell also drives the dominant 
onshore circulation and helps to create subsidence and radiation temperature 
inversions.  Subsidence inversions occur during the warmer months when descending 
air associated with the high-pressure cell comes in contact with cool marine air.  
Radiation inversions typically occur on winter nights when air near the ground cools by 
radiation and the air aloft remains warm. 

An average of 10 inches of rain falls each year from November to early April, while the 
remainder of the year is typically dry.  Measurable rain falls on 20 days per year, with 
only six of these days experiencing moderate (0.5 inch in 24 hours) rainfall. 

4.3 Topography 

The UCSP area’s topography is relatively flat, with elevations that range from 20 feet 
above mean sea level (AMSL) to a maximum of 110 feet AMSL.  The UCSP area lies 
approximately two miles east of the southern extent of San Diego Bay.  The bay 
stretches west another half-mile to the Coronado Peninsula which faces open ocean on 
its west side. 

Topographic contours generally trend north-south, roughly paralleling the west and east 
boundaries of the UCSP area.  The lower elevations occur along the western boundary 
of the UCSP and gradate higher as one proceeds east.  Elevations of 60 to 90 feet 
AMSL cover the central part of the UCSP area and most of the Subdistricts Area. The 
southeast corner of the UCSP area has the highest elevation, with the area of the 
Subdistricts Area south of H Street along Third Avenue being the highest at 100 to 110 
feet AMSL. 
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4.4 Setting  

As can be seen in Figure 4-1, the UCSP area is largely developed, with few vacant 
parcels remaining.  The area serves as the traditional central core of the city and also 
provides linkages to the Bayfront to the west and newer master planned communities to 
the east. This highly urbanized setting is sparsely vegetated.  Ornamental trees, 
parkways, lawns, and gardens comprise the area’s perennial vegetation.  

Retail uses are located primarily along Broadway from E to L Streets, H Street from I-5 
to Third Avenue, and along Third Avenue from E to H Streets. The UCSP area has three 
major commercial streets that offer different types of shopping:  (1) Broadway’s auto-
oriented commercial strip malls, auto repair and service uses, and lodging; (2) H Street’s 
Chula Vista Center (regional shopping mall); and (3) Downtown Third Avenue’s 
pedestrian-oriented specialty shops, restaurants, and small businesses that primarily 
serve local residents. 

The urban core also includes significant areas for civic uses including the Civic Center, 
Chula Vista Public Library, Fire Station Number 1, and new Police Station; all located at 
the intersection of F Street and Fourth Avenue. The South County Regional Center, 
providing courtroom, records, and other administrative functions, is located at the 
southwest intersection of Third Avenue and H Street.   

Residential areas west of Second Avenue and north of I Street along with areas west of 
Broadway and south of I Street are considered to be in transition, with portions of these 
areas zoned and developed with a mix of large- and small-scale multi-family residential, 
as well as commercial office uses. Outside of the UCSP Subdistricts Area boundary, 
existing residential neighborhoods are considered to be stable.  

Streets and freeways account for an estimated 30 percent of the area. Circulation in the 
UCSP area is primarily provided through the traditional street grid pattern, which was 
established in the early 1900s and remains almost intact today. Roadways that run east-
west are usually ‘streets’ and roadways running north-south are usually ‘avenues.’ 
However, over the years this traditional grid system has been interrupted, especially in 
the northwest portion of the UCSP area between I-5 and Broadway,  disrupting 
connectivity between neighborhoods. 
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5.0 Environmental Impact Analysis 
The following analyses address the potential environmental impacts that may occur as a 
result of project implementation. Issue areas subject to detailed analysis include those 
that were identified by the City of Chula Vista as potentially causing significant 
environmental impacts, and issues which were identified in the initial study and in 
response to the Notice of Preparation and scoping meeting as having potentially 
significant impacts.  The analysis presented in this section of the EIR identifies potential 
impacts associated with the project, and develops appropriate mitigation, where 
possible, for impacts that have been determined to be significant. Each issue section 
below is formatted to summarize the existing conditions, list the criteria for the 
determination of significance, analyze any potential impacts, list any required mitigation 
measures, and summarize the level of significance after mitigation. 

For the purposes of CEQA analysis, the UCSP Subdistricts Area is considered the 
proposed project area. The UCSP Subdistricts Area was a focus of the GPU’s “Areas of 
Change,” for which the UCSP proposes new zoning, development standards, and design 
guidelines to accommodate the anticipated revitalization envisioned in the GPU.  The 
regulatory provisions of the UCSP apply only to the UCSP Subdistricts Area and not to 
the larger 1700-acre Study Area which surrounds the Subdistricts Area.  The following 
environmental impact analyses focus on the potential environmental effects that would 
arise within and adjacent to the UCSP Subdistricts Area as a result of redevelopment 
and new infill development pursuant to the UCSP regulatory provisions.  Potential 
environmental effects are also analyzed for the limited provisions of the UCSP that apply 
to or affect the broader area surrounding the UCSP, within the UCSP Study Area. 

5.1 Land Use 

Consideration of land use effects fall into two main areas: (1) conformance to, or conflict 
with established plans, policies, and regulations; and (2) effects on established 
communities.  There are numerous issues associated with land use decisions such as 
aesthetics, noise, and resource conservation.  These issues are addressed in their 
respective topical discussions. 

5.1.1 Existing Conditions 

5.1.1.1 Land Use Characteristics 

The approximately 690 gross acre Subdistricts Area is primarily comprised of 
commercial corridors along Broadway, H Street, Third Avenue, and E Street with 
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residential areas concentrated west of Broadway.  The area within the Study Area 
surrounding the Subdistricts Area consists of single-family homes with some multi-family 
residences which are, for the most part, stable residential neighborhoods. Figure 5.1-1 
provides a reference map showing streets and prominent features in the area.  The 
UCSP Subdistricts Area has three major commercial streets that offer distinct types of 
shopping:  (1) Broadway’s auto-oriented commercial strip malls, auto repair and service 
uses, and lodging; (2) H Street’s Chula Vista Center (regional shopping mall); and 
(3) Downtown Third Avenue’s pedestrian-oriented specialty shops, restaurants, and 
small businesses that primarily serve local residents. 

Civic and institutional uses within the Subdistricts Area include the City’s civic center, 
central library, police headquarters, and the South County Regional Government Center 
which are located in the northeastern portion of the Subdistricts Area along Third and 
Fourth Avenues.  Other community uses within the Subdistricts Area include two urban-
style passive parks located between Third and Fourth Avenues north of G Street and the 
Feaster Elementary School north of E Street, west of Broadway.  Two additional 
elementary schools, one junior high school, and one high school occur in the area 
surrounding the Subdistricts Area, within the UCSP Study Area.   

A variety of housing types are located in the Subdistricts Area, including single-family 
detached, single-family attached, multi-family apartments and condominiums, and 
mobile homes.  Only a very small portion of the Subdistricts Area is occupied by single-
family attached and detached homes and condominiums.  A moderately larger quantity 
of duplexes occur, while the main housing type represented in the Subdistricts Area is 
multi-family apartments.  Mobile home parks occupy moderately large tracts of land in 
the western portion of the Subdistricts Area, just east of Interstate 5.  Most of the 
residential neighborhoods in the Subdistricts Area are in transition from lower to higher 
intensity uses, adding multi-family housing in accordance with allowable land use 
designations or upgrading the existing housing. 

Despite having many unique and attractive characteristics, some neighborhoods have 
experienced decline over the years and blighted commercial and residential areas have 
been targeted for revitalization through a number of City redevelopment plans. 

5.1.1.2 Local Regulatory  Plans and Policies  

Several relevant planning documents address land use in the Subdistricts Area.  These 
include the City’s General Plan Update (“GPU”), the City of Chula Vista Municipal Code - 
Zoning, the Town Center I Redevelopment Plan, the Merged Redevelopment Plan, the 
Broadway Revitalization Strategy, and the Historic Preservation Strategic Plan.  The 
regulatory plans and policies discussed in this section are incorporated by reference 
pursuant to CEQA Guidelines Section 15150 and are available for review at the City of 

Page 5-2 



FI
G

U
RE

 5
.1

-1
U

C
SP

 S
ub

di
st

ric
ts

 A
re

a

M
ap

 S
ou

rc
e:

 C
ity

 o
f C

hu
la

 V
ist

a,
 U

C
SP

, A
pr

il,
 2

00
6

M
:\

JO
BS

2\
40

66
\e

nv
\g

ra
ph

ic
s\

fig
5.

1-
1.

ai
   

   
   

05
/2

3/
06



5.0  Environmental Impact Analysis 5.1  Land Use 

Chula Vista Planning and Building, and Community Development Departments at 276 
Fourth Avenue.  

a. Chula Vista General Plan Update 

The Chula Vista General Plan is a comprehensive long-term plan that defines the 
framework by which the City’s physical and economic resources are to be managed and 
used in the future.  The General Plan was updated in 2005, with new goals, policies, and 
actions designed to implement the community's vision for the City through year 2030.  
Whereas a previous 1989 General Plan update focused on the newly annexed and 
developing eastern portions of the City, the 2005 update instead applied key principles 
of smart growth by focusing planning efforts on the City’s currently developed areas.  
The GPU is the constitution for all future development; therefore, any decision by the 
City affecting land use and development must be consistent with the GPU. The area 
defined in the GPU as the Urban Core Subarea of the Northwest Planning Area 
corresponds with the UCSP Study Area boundary.  The GPU Urban Core Subarea is 
further divided into five planning units: the Downtown Third Avenue District, H Street 
Corridor District, Mid-Third Avenue District, Mid-Broadway District and Interstate 5 
Corridor.  These five GPU districts correspond to the UCSP Subdistricts Area. 
Table 5.1-1 correlates the 26 UCSP subdistricts with the corresponding five GPU 
districts.  

The GPU land use designations for the UCSP Subdistricts Area are shown in 
Figure 5.1-2.  The GPU Land Use Map designates the five districts for primarily mixed-
use commercial, mixed-use, and urban core residential uses at buildout under the GPU. 
The multi-family residential units are proposed in locations where new growth or 
redevelopment can be accommodated to: create mixed-use urban environments that are 
oriented to transit and pedestrian activity; allow residential uses in more readily 
accessible areas along the downtown segments of Third Avenue and E Street in the 
vicinity of Third and Fourth Avenues; and to allow increased residential and transit-
oriented uses in the vicinity of major transit corridors. The GPU land uses within these 
districts provide a diverse mix of uses in the urban core to facilitate revitalization and are 
described below. 

Chapter 11 (General Plan Implementation) of the GPU identifies the UCSP as a required 
element to implement the new land use designations, objectives and policies identified 
for the urban core and specifically referenced in the Northwest Planning Area. The 
Northwest Planning Area identifies on Figure 5-28 – 5-35 the “Areas of Change” 
designated for land use change under the GPU. These “Areas of Change” are thus the 
subject of zoning changes in the UCSP.  
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5.0  Environmental Impact Analysis 5.1  Land Use 

TABLE 5.1-1  
UCSP SUBDISTRICTS AND CORRESPONDING 

GENERAL PLAN UPDATE DISTRICTS  

UCSP
District 

UCSP Subdistrict General Plan Update 
District 

UC-1, St. Rose 
UC-2, Gateway 
UC-3, Roosevelt 
UC-4, Hospital 
UC-5, Soho 
UC-6, Chula Vista Center Residential 
UC-7, Chula Vista Center 
UC-8, Otis 
UC-9, Mid H Street 

H Street Corridor 

UC-10, Chula Vista Center West 
UC-11, Chula Vista Center West Residential 
UC-12, H Street Trolley 
UC-13, Mid Broadway 
UC-14, Harborview 
UC-15, E Street Trolley 
UC-16, Broadway Hospitality 
UC-17, Harborview North 
UC-18, E Street Gateway 

Urban Core 

UC-19, Feaster School 

Interstate 5 Corridor 

V-1, East Village 
V-2, Village Downtown Third 
V-3, West Village 

Village

V-4, Civic Center 
Avenue

C-1, Third Avenue South Mid Third Avenue 
C-2, Broadway South Mid Broadway Corridors 
C-3, Broadway North Interstate 5 Corridor 

Downtown Third Avenue District

The traditional Third Avenue business district consisting of shops and offices and wide 
sidewalks along Third Avenue, as well as smaller residential housing units in 
surrounding streets characterizes the Downtown Third Avenue District.  The GPU 
designates mixed-use with residential units along Third Avenue between E Street and H 
Street within the Downtown Third Avenue District.  Buildings along Third Avenue’s 
immediate street frontage would be predominantly low-rise to maintain the traditional 
character, while the mid-rise apartments and condominiums behind them would be 
stepped back from the façade.  East of Third Avenue, building heights would be stepped 
down to visually blend with the adjacent existing residential neighborhood. 
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H Street Corridor District 

The H Street Corridor District includes the Chula Vista Center shopping mall, medical 
facilities, South County Regional Complex, offices, commercial businesses, and some 
residential. The GPU designates mixed-use development with offices, shopping, and 
multi-family housing in a high-intensity, mid-rise transit-oriented development.    

A Mixed-Use Transit Focus Area designation for the Third Avenue/H Street transit 
station includes a mix of office, retail, and residential densities planned for a gross 
density of up to 60 dwelling units per acre.  Building heights for this district are allowed to 
be primarily mid-rise between Third and Fourth Avenues. The area to the north of the 
Transit Focus Area is designated for Urban Core residential with a gross density of 40 
dwelling units per acre.  This area provides a transition to the existing higher density 
residential area immediately north.  Areas south of H Street are designated for mixed-
use commercial and office uses. 

Interstate 5 Corridor District 

The Interstate 5 Corridor District is characterized by low-rise multi-family housing 
extending from C to I Streets; mobile home parks between F and G Streets; three 
roadway connections to the Bayfront (E, F, and H Streets); a lack of accessible park 
facilities; and poor pedestrian connectivity crossing I-5 to the Bayfront or to Broadway.  
The GPU designates a mixed-use district, with high density mixed-use residential within 
a quarter mile of the E and H Street trolley stations; increased commercial, some multi-
family housing on Broadway; and visitor-serving uses in select areas.  Residential areas 
west of Broadway are planned for higher density residential due to their proximity to 
excellent transit services.  A pedestrian-oriented F Street Promenade is proposed to link 
the district to the Bayfront and to the Downtown Third Avenue District.  Building form 
within this district would include low-, mid-, and high-rise buildings, with high-rise building 
restricted to the Mixed Use Transit Focus Areas.  

The Mixed-Use Transit Focus Areas are centered around the E and H Street Trolley 
Stations and are proposed to function as major transportation corridors with high-
intensity transit focus mixed-uses, including higher density residential units, offices, and 
ground floor retail. Future development in these areas would include mid- to high-rise 
building. Land uses surrounding these areas include visitor-serving uses, office 
buildings, and Urban Core multi-family residential. 

The Mixed Use Transit Focus Area designation is intended only for areas within 
approximately ¼ mile of existing and planned transit stations, and is intended for the 
highest intensity mixed use residential environment.  This designation allows a mix of 
residential, office, and retail uses in an area that is pedestrian friendly, and has a strong 
linkage to provision of transit.  Proposed structures exceeding 84 feet within the Mixed 
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Use transit Focus Area must be approved before receipt of development permit (GPU 
LUT 2.4).

Mid-Broadway District 

The existing Mid-Broadway District consists mainly of retail establishments. The GPU 
designates the Mid-Broadway District for mixed-use, with primarily local-serving ground 
floor retail and higher density residential units.  Building form for the Mid-Broadway 
District would be primarily low-rise, with some mid-rise buildings.   

Mid-Third Avenue District  

The Mid-Third Avenue District consists primarily of professional offices north of J Street 
and a mix of retail and professional offices uses south of J Street. The GPU designates 
the Mid-Third Avenue District with primarily office uses, some housing between I and J 
Streets, and segregated retail and office uses between J and L Streets.  Land uses on 
the west side of Third Avenue, south of J Street, would provide local retail services for 
adjoining residential neighborhoods, while the east side of Third Avenue would consist of 
offices.  Building form for the Mid-Third Avenue District would be primarily low-rise, with 
some mid-rise buildings.   

The GPU contains specific objectives and policies to preserve the character and retain 
the quality of the adjacent existing, residential neighborhoods within each of the Urban 
Core districts. The Land Use and Transportation Element (LUT) of the GPU contains 92 
objectives that address actions affecting land use and community character. Of these, 
31 general objectives apply throughout the GPU area and 15 objectives apply 
specifically to the Northwest Planning Area, which includes the UCSP area. An analysis 
of the UCSP and the objectives and policies of the General Plan is provided in Section 
5.1.3.

b. Chula Vista Municipal Code (Title 19, Zoning and Specific Plans) 

Title 19 of the City of Chula Vista Municipal Code (Zoning Code) includes descriptions 
and allowed uses for each of the City’s zone classifications.  Zone classifications provide 
for residential, commercial, industrial, and open space uses in conformance to General 
Plan land use designations as required by law.  The Chula Vista Municipal Code Section 
19.06.030 requires the implementation of the City’s General Plan through adoption of 
specific plans or other zoning ordinances. The existing zoning for areas within the urban 
core was established 30 years ago and reflects traditional Euclidian zoning.  These 
zones are shown in Figure 5.1-3 and detailed in Table 5.1-2 which provides the existing 
zoning by Subdistrict within the UCSP. The existing zones are not consistent with the 
new land use designations of the GPU, and thus are the subject of rezoning in the 
UCSP.
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5.0  Environmental Impact Analysis 5.1  Land Use 

The existing Municipal Code zoning classifications found within the UCSP Subdistricts 
Area include Central Business (CB), Central Commercial (CC), Administrative and 
Professional Office (CO), Commercial Thoroughfare (CT), Visitor Commercial (CV), 
Limited Industrial (IL), Mobilehome Park (MHP), Public/Quasi-public (PQ), Single-Family 
Residential (R-1), One- and Two-Family Residence (R-2), and Apartment Residence (R-
3).

The approximate distribution of existing zoning within the Subdistricts Area was 
determined by the Chula Vista Community Development Department and is provided in 
Table 5.1-3.  

TABLE 5.1-3 
EXISTING ZONING DISTRIBUTION WITHIN THE UCSP SUBDISTRICTS AREA 

Existing Zoning 
Gross Acres 

(approximate) Percentage of Total Area 

Single-family Residential (R-1) 14 2.0%
One- and Two-Family Residential (R-2) 14 2.0%
Apartment Residential (R-3)  153 22%
Mobile Home Park (MHP) 38 5.5%
Commercial (CB, CC, CO, CV, and CT) 
and Light Industrial (IL) 

466 68%

PQ (Public/Quasi Public)   5 0.5%
Urban Core Total 690.0 100%

As shown in Table 5.1-3, approximately 68% of the Subdistricts Area is currently zoned 
for commercial or light industrial uses (less than 3%).  Another 22% is zoned for high-
density residential.  Thus, approximately 90% of the Subdistricts Area is zoned either for 
commercial or high-density residential.  Only roughly 4% of the entire Subdistricts Area 
is zoned for single-family detached residences or duplexes.  Public uses are currently 
zoned for less than 1%. The geographic location of these zones throughout the UCSP 
Subdistricts Area is illustrated in Figure 5.1-3.   

The R-1, Single Family Residence Zone is intended to provide communities primarily for 
single-family detached homes and the services appurtenant thereto. This zone occurs in 
two small enclaves in the southwest corner of the UCSP area in Subdistricts UC-10 and 
UC-11 as indicated on the Existing Zoning Table 5.1-2.  These areas make up only 
approximately 14 gross acres of the larger 690 gross-acre Subdistricts Area and are too 
small to be visible on the map, Figure 5.1-3. R-1 zones also occur in several locations 
immediately adjacent to portions of the UCSP Subdistricts Area.  These areas, and their 
significance regarding land use compatibility, will be discussed in the impact analysis  
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Section 5.1.2.  Principal building heights are not to exceed two and one-half stories (28 
feet in height).   

The R-2, One- and Two-Family Residence Zone permits the lowest density of multiple 
dwelling units, namely the duplex.  The purpose of this zone is to provide a density level 
commensurate with the density allowable under the most restrictive multiple-family zone 
but to retain the fundamental characteristics found in the R-1 zone, such as building 
height, private yards and patios, individual recreational facilities, privately maintained 
open space, and privacy and self-containment of dwelling units.  Areas zoned R-2 
occupy roughly 14 gross acres in small areas of the central part of the UCSP 
Subdistricts Area in the vicinity of H Street and Broadway.   

The R-3, Apartment Residential Zone allows apartment house neighborhoods of varying 
degrees of density, from garden apartments to multistory apartment houses.  The 
regulations of this district are designed to promote and encourage an intensively 
developed residential environment, with appropriate environmental amenities such as 
open areas, landscaping and off-street parking. Also permitted are certain retail and 
service activities intended for the convenience and service of the residents of the district.  
Height regulations permit structures of two and one-half (28 feet in height) with three and 
one-half stories (45 feet in height) allowed with approval by the design review 
committee.  In addition, the R-3-H (high-rise) zone requires heights of no less than 46 
feet. This zone only applies within the Village District in an area along Fourth Avenue 
south of F Street in the V-3 Subdistrict. Of the residential zones, the R-3 is the most 
abundant in the UCSP Subdistricts Area (refer to Table 5.1-2), but its spatial distribution 
is fairly modest, as shown in Figure 5.1-3.  

The MHP, Mobile Home Park Zone provides appropriate locations where mobilehome 
parks may be established through the Conditional Use Permit (CUP) process.  This zone 
occupies only a small portion of the UCSP Subdistricts Area and coincides with existing 
mobile home parks in three locations along the west edge of the plan area (refer to 
Figure 5.1-3).  

The regulations of the CO, Administrative and Professional Office Zone, are designed to 
promote a quiet and professional environment for business administration, financial, 
medical, and government and other professional activities.  The regulations conditionally 
permit local-serving commercial facilities, such as restaurants, and multi-family 
residential uses with a CUP. Height regulations limit structures to three and one-half 
stories or 45 feet in height.  Areas zoned CO are located along the Third Avenue and H 
Street commercial corridors.

The purpose of the CB, Central Business Zone is to protect, stabilize, and improve
commercial pedestrian characteristics of the central business area. This zone is 
considered the most intense of commercial zones and is commonly applied to a city’s 
most urban downtown area. The CB zone allows a wide range of commercial uses, and 
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residential uses above the ground floor with a CUP. This zone provides no height 
regulations except that no building shall exceed three and one-half stories or 45 feet in 
height when located adjacent to any CO or residential zone. No setbacks are required 
for this district, except when abutting an R district a 15-foot side and 10-foot rear setback 
is required.  The CB zone occupies the traditional business area along Third Avenue 
between E and G Streets. 

The CC, Central Commercial Zone, aims to stabilize, improve and protect the 
commercial characteristics of the major community business centers.  Restaurants, 
shops, and services are among the permitted uses. Mixed use commercial-residential 
projects are permitted with a CUP. Building heights are restricted to 45 feet in height with 
adjustments permitted with a CUP.   The CC zone covers large portions of the 
Subdistricts Area along Third Avenue and H Street.   

The purpose of the CT, Commercial Thoroughfare Zone, is to provide for the appropriate 
locations adjacent to thoroughfares where commercial activities dependent upon or 
catering to thoroughfare traffic may be established.  The CT zones are established for 
parcels of one acre or larger located only in the immediate vicinity of major 
thoroughfares. Residential uses are not permitted. No buildings are to exceed 45 feet in 
height with exceptions allowed by CUP. The CT zone occupies a large portion of the 
Subdistricts Area in the areas along E Street between Third and Fourth Avenues, and 
the entire length of Broadway. 

The CV, Visitor Commercial Zone, provides for appropriate locations where centers 
serving the needs of tourists and travelers may be established, maintained and 
protected.  The regulations of this zone are intended to encourage the provision of 
transient housing facilities, restaurants, service stations and other similar uses.  Building 
heights are restricted to 45 feet in height with adjustments permitted with a CUP.  The 
CV zone occupies small areas in the western half of the UCSP Subdistricts Area . 

The purpose of the PQ, Public/Quasi Public Zone, is to provide a zone in appropriate 
locations which are maintained by public or publicly controlled agencies such as 
municipal or county agencies, school districts, or utility companies.  The PQ zone 
overlies Friendship Park, a small portion of the Subdistricts Area near the Civic Center 
on Fourth Avenue.

The IL, Limited Industrial Zone, allows manufacturing, printing, assembling, laboratories, 
wholesalers, and truck, trailer, boat and mobile home sales establishments.  Laundries, 
auto repair, animal hospitals, and exterminating services are also allowed.  Building 
heights are restricted to 45 feet.  The IL zone is limited to a small portion of the eastern 
Subdistricts Area in an area along the San Diego Trolley line between E and F Streets .  

Modifying districts impose special regulations in addition to those otherwise applicable to 
the zone.  The modifying districts appearing within the urban core are the Design Control 
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and Precise Plan. As shown in Table 5.1-2, the CC, CO, CT, and CV zones are subject 
to these modifying districts.

c. Redevelopment Plans 

The City has adopted two redevelopment projects for the urban core area which overlap 
a large portion of the UCSP Subdistricts.  Establishment of a Redevelopment Plan 
Project Area, pursuant to California Redevelopment Law, provides the Redevelopment 
Agency with the powers to take certain actions such as to buy and sell lands within the 
area covered by the plan, and to use tax increment financing.  One of the main reasons 
for establishing a Redevelopment Plan Project Area is to secure funds that can be used 
to attract commercial, industrial, and residential development in order to eliminate blight 
and improve an area. 

With tax increment financing (TIF), the property within a Redevelopment Plan Project 
Area has a certain total property tax value at its initiation.  If this total assessed valuation 
increases over time, most of the taxes that are derived from this increase go to the 
redevelopment agency.  A minimum of 20 percent of TIF funds must be set aside for 
affordable housing.  Chapter 5.6 of the EIR, Population and Housing, describes these 
allotments in greater detail. 

Figure 5.1-4 shows the location of redevelopment plans within the UCSP area.   

Town Centre I 

Efforts to revitalize downtown Chula Vista began with establishment of the 138-acre 
Town Centre I Redevelopment Area in 1976.  The goal of the plan, its Land Use Policy 
and its Design Manual, is to establish a business, entertainment, civic, and cultural focal 
point of the city. The area is urbanized and developed with a mixture of public and 
private land uses, including the South San Diego County Superior Court complex, 
Norman Park Senior Center and Memorial Park, the 60,000-square-foot Park Plaza 
commercial center, and a variety of other commercial office, retail, and residential uses 
(see Figure 5.1-4). The most recent significant redevelopment project is Gateway Chula 
Vista at the northwest corner of Third Avenue and H Street. When completed, the 
Gateway project will provide an estimated 347,000 square feet of Class A office space 
with ground floor retail and restaurant uses and employ up to 1,200 people. Phase I of 
Gateway was completed in 2003 and Phase II is currently underway. Another important 
recent project is the City’s new Police Station at the southeast corner of Fourth Avenue 
and F Street, which was completed in early 2004. 

Merged Plan  (Town Centre II and Added Areas) 

The Town Centre II Redevelopment Area was established in 1978 and includes the 
Chula Vista Center, a 65-acre regional shopping mall located in the central portion of the 
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Subdistricts Area along H Street. Subsequent amendments added additional areas.  In 
total, Town Centre II comprises 10 non-contiguous sites totaling 76 acres, and includes 
properties such as the Civic Center, the Chula Vista Main Branch Library, the Old Public 
Works Yard, Eucalyptus Park, Scripps Memorial Hospital, the Best Buy/Wal-Mart 
Shopping Center, and various other commercial, public, and residential properties in the 
City’s central core. 

Recent revitalization projects in the area include renovation of Chula Vista Center, and 
improvements that led to the development of the 200,000-square-foot South Bay 
Marketplace, anchored by Wal-Mart and Best Buy. Plans are currently under 
consideration for updating and reconfiguring the Chula Vista Center to remain 
competitive with other regional shopping centers. 

Over the last several years, a study of expanding or adding new redevelopment project 
areas in western Chula Vista was conducted.  The resulting Merged Chula Vista 
Redevelopment Project: Amended and Restated (Merged Plan) was adopted in May 
2004. The Merged Plan added new areas for redevelopment and merged these areas 
with three already existing redevelopment plan areas. The Town Centre II 
redevelopment plan was included in this merge.   

The Merged Plan consists of text, a map of the constituent redevelopment project areas, 
legal descriptions of the areas, a listing of proposed public facilities and infrastructure 
improvement projects, and a map of permitted land uses.  As shown in Figure 5.1-4, 
about two-thirds of the UCSP Subdistricts Area is within a redevelopment plan area.   

d. Broadway Revitalization Strategy 

The focus area of the Broadway Revitalization Strategy is Broadway from H Street to L 
Street, with particular attention to the H Street entryway into the City. The primary goal of 
the plan was to outline measures to reverse deteriorating conditions along the auto-
oriented strip and reform the area into a commercially viable and visually pleasing 
environment. The document outlines proposed broad economic, aesthetic, and 
circulation improvements along Broadway. 

e. Historic Preservation Strategic Plan 

The Historic Preservation Strategic Plan resulted from an effort by the Ad Hoc Historic 
Preservation Committee to evaluate the City’s current historic preservation program and 
to make recommendations for the future of the City’s historic resources. The Committee 
developed an action plan that could develop Chula Vista’s Historic Preservation Program 
as a method for preserving the important historic resources of the City. 
Recommendations include becoming a Certified Local Government, establishing a 
predictable and consistent historic review process, establishing an historic preservation 
review board, and providing incentives for historic preservation.  
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5.1.1.3 Regional Plans and Policies 

The San Diego Association of Governments (SANDAG) functions as a forum for 
decision-making on regional issues such as growth, transportation, and land use in San 
Diego County. The agency membership is comprised of representatives from each of the 
county’s local jurisdictions, including the City of Chula Vista.  SANDAG programs 
pertinent to the UCSP and land use decision-making include the Regional 
Comprehensive Plan (RCP), Regional Transportation Plan (RTP), Congestion 
Management Program (CMP), Regional Housing Program, and the MTDB/Southbay 
Transit First Study. These programs are summarized below. 

a. Regional Comprehensive Plan 

The RCP is the long-range planning document developed to address the region’s 
housing, economic, transportation, environmental, and overall quality-of-life needs. The 
RCP establishes a planning framework and implementation actions that increase the 
region’s sustainability and encourage “smart growth while preserving natural resources 
and limiting urban sprawl.” Other programs provide more focused assessment and 
recommendations addressing regional transportation planning, employment, and 
housing. Basic “smart growth” principles designed to strengthen land use and 
transportation integration are summarized as follows: 

Mix compatible land uses 
Take advantage of compact building design
Create a range of housing opportunities and choices
Create walkable neighborhoods
Foster distinctive, attractive communities with a strong sense of place
Preserve open space, natural beauty, and critical environmental areas
Strengthen and direct development towards existing communities
Provide a variety of transportation choices
Make development decisions predictable, fair, and cost-effective
Encourage community and stakeholder collaboration in development decisions

b. Regional Transportation Plan 

MOBILITY 2030 is the County of San Diego’s Regional Transportation Plan (RTP), 
which is intended to be a blueprint to address the mobility challenges created by the 
region’s growth.  It is a long-range advisory vision plan for highways, major bus routes, 
Bus Rapid Transit (BRT), the Trolley, rails lines, streets, bicycle travel, pedestrian traffic, 
and goods movement.  MOBILITY 2030 contains an integrated set of public policies, 
strategies, and investments to maintain, manage, and improve the transportation system 
in the San Diego region.  MOBILITY 2030 has seven policy goals which are to improve 
the mobility, accessibility, reliability, and efficiency of the transportation system, as well 
as promoting livability of communities, sustainability, and ensuring equity. 
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c. Congestion Management Program 

The Congestion Management Program (CMP) is the designated congestion 
management program for the San Diego region.  The CMP is a state-mandated program 
that provides recommendations to cities and communities to help monitor transportation 
system performance, develop programs to address near- and long-term congestion, and 
better integrate land use and transportation planning decisions.  In the short-term, the 
CMP serves as an element of the RTP, focusing on congestion management strategies 
that can be implemented in advance of the long- range transportation solutions 
contained within the RTP.

d. MTBD/South Bay Transit First Study 

The Transit First Study evaluates potential future transit options for the South Bay. 
Strategies seek to develop a network of transit services; integrate transit with land use 
planning; enhance operating speed; and improve the rider’s experience. Transit priority 
treatment options, alternate transit alignments, and potential transit station locations and 
types, such as mixed flow transit lanes, dedicated transit lanes, freeway HOV/transit 
lanes, guideways, queue jumpers, and transit priority signals are identified.   The Transit 
First Study is an advisory document and does not pose any requirements that the City 
must comply with.

e. Regional Housing Program 

The Regional Housing Program promotes strategies to increase housing supply and 
ensure access for all income groups, and provide a variety of housing choices for region 
residents.

f. California State Implementation Plan 

The California SIP was adopted by the California Air Resources Board and 
Environmental Protection Agency (EPA) to bring non-attainment air basins into 
compliance with the National Ambient Air Quality Standards (NAAQS).  Through 
Regional Air Quality Standards (RAQS) the SIP contains regulatory requirements.   Due 
to continued violations of NAAQS standards, in the San Diego Air Basin, the San Diego 
Air Pollution Control District, in conjunction with SANDAG, prepared a RAQS for its 
portion of the SIP.  The proposed UCSP relates to the SIP through land use and growth 
assumptions that are incorporated into air quality planning documents.  Applicability of 
the SIP to the proposed UCSP is discussed in the Air Quality analysis, Section 5.10 of 
this EIR.

g. Water Quality Control Plan for the San Diego Basin 

The Regional Water Quality Control Board (RWQCB) adopted a Water Quality Control 
Plan for the San Diego Basin (Basin Plan) that recognizes and reflects the beneficial 
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uses of the region’s ground and surface waters, and local water quality conditions and 
problems.  The plan is designed to preserve and enhance water quality and protect the 
beneficial uses of all regional waters.  The UCSP area is subject to the Basin Plan’s 
ground and surface water quality regulations for the San Diego Bay watershed, the San 
Diego Formation ground water aquifer, and the Sweetwater River groundwater recharge 
basin.

5.1.2 Criteria for Determination of Significance 
According to Appendix G of the CEQA guidelines and the GPU EIR, the proposed 
project would have a significant impact on land use if it: 

 Criterion 1:  Conflicts with any applicable land use plan, policy, or regulation of an 
agency with jurisdiction over the project (including but not limited to the general plan, 
specific plan, local coastal program, or zoning ordinance) adopted for the purpose of 
avoiding or mitigating an environmental effect. 

 Criterion 2:  Physically divide or adversely affect the community character of an 
established community. 

5.1.3 Impacts 

5.1.3.1 Conformance with Local Plans and Policies 

Criterion 1:  Conformance with Relevant Plans and Policies 

a. Chula Vista General Plan Update 

The recent GPU largely focused on the revitalization and redevelopment of the western 
portion of the City.  The broad policies and objectives described in the GPU have been 
refined and described at the neighborhood level in the UCSP. Chapter 11 (General Plan 
Implementation) of the GPU identifies the UCSP as a required element to implement the 
new land use designations, objectives and policies identified for the urban core and 
specifically referenced in the Northwest Planning Area. The Northwest Planning Area 
identifies on Figure 5-28 – 5-35 the “Areas of Change” designated for land use change 
under the GPU. These “Areas of Change” are thus the subject of zoning changes in the 
UCSP.

The UCSP has been prepared pursuant to the GPU as an implementing regulatory 
document and thus serves as the primary source for policies, guidelines and regulations 
that implement the community’s vision for the urban core.

The GPU is implemented via the UCSP primarily through the following four key chapters: 
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 Chapter V: Mobility 

 Chapter VI: Land Use and Development Regulations 

 Chapter VII: Development Design Guidelines 

 Chapter VIII: Public Realm Design Guidelines 

Chapter V, Mobility, provides a variety of approaches and strategies to “get people from 
here to there.” Improvements for the main thoroughfares and other streets within the 
UCSP area are identified and typically address pedestrian, bicycle, transit, automobile 
and parking opportunities. Traffic calming elements, pedestrian improvements and 
paseos are introduced to slow traffic and create a more pedestrian-friendly environment.  
Recommendations for new and upgraded bikeway facilities throughout the area for both 
recreational and commuting users are also included. Three Transit Focus Areas within 
the Subdistricts Area provide multi-modal opportunities for both local and regional transit 
and a new shuttle loop system serving the UCSP area and Bayfront is proposed. 
Various roadway network and capacity improvements are proposed, especially in areas 
where the street grid has been interrupted over time and off-street public parking 
strategies are also proposed within the Subdistricts Area. 

Chapter VI, Land Use and Development Regulations, establish three different UCSP 
Districts – Village, Urban Core and Corridors which are further defined into twenty-six 
subdistricts, each with customized regulations and standards. Subdistrict regulations 
shape the building form and intensity, allowable land uses, and parking requirements. 
Land use regulations are proposed to encourage a mix of pedestrian-oriented 
commercial uses with higher density residential uses. Development and parking 
standards encourage locating buildings closer to the street (i.e. with parking behind or 
tucked under the building).  The regulations also stress flexibility and provision of urban 
amenities such as streetscape improvements, parks, plazas, transit, cultural arts and 
mixed use. The tallest buildings are allowed only at the transit focus areas at I-5/H Street 
and I-5/E Street where support by alternative modes of transportation is readily 
available. Neighborhood Transition Combining Districts (NTCD) have been created for 
UCSP Subdistricts adjacent to R-1 and R-2 zones to protect and buffer existing 
residential neighborhoods and ensure compatible, stepped-back building heights and 
setbacks. In TFAs, additional stepbacks and setbacks are required, as well as special 
studies to assess effects of light, solar access, shadowing, and wind patterns.  Special 
provisions address live/work units, mixed-uses and parking structures. Zoning incentives 
are provided to encourage development to provide high performance buildings and 
urban amenities such as parks and plazas beyond required levels.  

Chapter VII, Development Design Guidelines, provide comprehensive design guidelines 
for development within the three UCSP Districts, as well as special guidelines for hotels, 
mixed-use projects, multi-family residential projects, sustainability, and for projects 
adjacent to I-5. The form-based guidelines supplement the UCSP development 
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regulations to create a more attractive, well-designed urban environment. These 
guidelines apply to construction, conservation, adaptive reuse, and enhancement of 
buildings and street scenes. Although no specific architectural style is prescribed, the 
quality of design is guided by policies addressing site planning, building 
height/form/mass, building materials/colors, storefront design, landscaping, lighting, 
parking, circulation, signs and other development considerations. The goal of the 
guidelines is to create a positive image for the urban core and frame the streets and 
sidewalks with inviting buildings, entrances, awnings and outdoor dining areas. 

Chapter VIII, Public Realm Design Guidelines focuses on ways to create more attractive 
and pedestrian-friendly public environments and gathering places. Street furniture, 
landscaping, sidewalks, crosswalks, lighting, paseos, public art, parks and plaza 
concepts are defined. Two main themes emerge within the UCSP: an art-deco inspired 
design theme is proposed along Third Avenue, building upon the era when much of the 
development along the street occurred, and a more contemporary theme is proposed for 
the remaining public realm areas in the urban core, indicative of a forward-looking Chula 
Vista. Gateway treatments are proposed at six locations to welcome people to the urban 
core and to reinforce the identity of the urban core.  

Table 5.1-4 references where each of the applicable GPU Land Use and Transportation 
Objectives are implemented through the various chapters of the UCSP. 

b. Chula Vista Municipal Code - Zoning 

The existing Municipal Code zoning for the urban core was established 30 years ago 
and is presently out of conformance with the recently updated GPU.  In order to comply 
with State law and bring zoning into conformance with the GPU, the UCSP proposes 
new zoning for the Subdistricts Area. The new zoning includes provisions for land uses, 
building intensity, form, mass, and height as recommended in the GPU.   As noted 
above, existing zoning and land use regulations will not change in the surrounding 
UCSP Study Area, outside of the Subdistricts Area.  The stable residential 
neighborhoods that comprise the Study Area outside of the Subdistricts Area will 
continue to be subject to existing residential land use regulations and Municipal Code 
zoning.  In such cases where the UCSP and Municipal Zoning Code conflict, the UCSP 
development regulations shall apply. 

Existing Municipal Code zoning classifications commonly allow only a single land use 
type on a parcel. This type of zoning is referred to as “Euclidean” zoning and strives to 
separate uses rather than integrate uses. Under the existing zoning, mixed-use areas 
are implemented through rezonings, conditional use permits, and general plan changes. 
This highlights the greatest difference between the existing Municipal Code zoning and 
the proposed UCSP zoning.  The UCSP customizes the standards and regulations found 
in the Municipal Zoning Code in order to achieve the GPU’s vision for the urban core by 
introducing new mixed-use zoning classifications and urban core residential 
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5.0  Environmental Impact Analysis 5.1  Land Use 

designations for the Subdistricts Area.  The UCSP mixed-use zoning classifications 
allow for integration of retail and office uses,  and in many cases retail, office, and high-
density residential uses, in the same block (“horizontal mixed use”) or in the same 
structure or parcel (“vertical mixed use”). In addition, the new “urban core residential”  

land use designation primarily in the area west of Broadway between E Street and H 
Street is proposed to be implemented through new regulations that provide for greater 
development potential around transit area than currently allowed under the existing 
zoning  As anticipated by the GPU, the new zoning regulations would accommodate new 
growth and revitalization of the urban core and would be implemented only as new 
development or redevelopment occurs. Although rezonings are proposed for the 
Subdistricts Areas, existing uses would be allowed to be maintained under the City’s 
legal non-conforming use provisions described in Municipal Code Section 19.64 and 
referenced in Chapter 11 of the UCSP. 

A comparison of existing Municipal Code zoning and the proposed UCSP zoning is 
provided below, and illustrates the main feature of the UCSP zoning, the mixed-use 
integration of different land use types and the intensification of existing land use through 
greater building heights and mass.   

Village District 

As shown in Figure 5.1-3, the existing zoning for the UCSP Village District is comprised 
largely of commercial zones centered on Third and Fourth Avenues and E Street, with 
some Public/Quasi Public (PQ) uses on Fourth Avenue and high-density Apartment 
Residential (R-3) uses zoned in areas east of the Third Avenue commercial corridor and 
east of Fourth Avenue. The existing CB, Central Business Zone, which occupies the 
heart of the Village District along Third Avenue, is intended to stabilize and improve the 
commercial pedestrian characteristics of the central business area.  This zone, typically 
applied in urban centers, allows a wide range of commercial and office uses, and multi-
family residential uses (above ground floor retail only) through a CUP. The CC, Central 
Commercial zone provides for restaurants, shops and services, and allows mixed 
commercial residential projects with a CUP. The CO, Administrative and Professional 
Office zone allows a wide range of office uses, and conditionally permits multi-family 
residential uses and some commercial uses (e.g. restaurants) upon issuance of a CUP. 
The CT, Commercial Thoroughfare Zone, provides for a broad range of commercial uses 
dependent on or catering to thoroughfare traffic and does not allow for residential or 
office uses. 

The CB zone provides no height regulations except when located adjacent to CO, 
Commercial Office or R, residential zones.  When a building would be located adjacent 
to CO or R zones heights are limited to 45 feet.  All other heights within the Village 
District are limited by existing zoning to 45 feet, with height adjustments allowed in the 
CC and CT zones (located primarily along E Street) with approval of a CUP.   
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New UCSP zoning for the Village District would allow a mix of commercial retail (ground 
floor on Third Avenue and E Street) and office and residential uses along Third Avenue 
and all other areas of the Village District except in the V-1 Subdistrict (refer to 
Subdistricts Keymap, Figure 3-3) which allows only residential uses.  The V-1 Subdistrict 
along the eastern edge of the Village District would allow only residential uses at a 
maximum height of 45 feet, the same maximum heights allowed under the existing R-3 
and CO zoning for this area. Residential uses would allow a better transition to existing 
residential uses, outside the Subdistricts Area, than exists today.  

The area along Third Avenue which is currently zoned CB and allows unlimited heights, 
would be limited in the new UCSP V-2 Subdistrict to a height of 45 feet.  Uses would be 
similar to those permitted under existing zoning, however, mixed use with residential 
would be a permitted use rather than a conditional use. In the V-3 and V-4 Subdistricts, 
heights up to 84 feet and 60 feet, respectively, would be allowed, while existing zoning 
limits heights to 45 feet in these areas with height adjustments permitted with a CUP.  
The V-3 Subdistrict is a NTCD which allows building heights up to 84 feet but contains 
special setbacks and stepbacks for parcels adjacent to existing R-1 or R-2 zones.  The 
locations of the V-3 Subdistrict parcels which are adjacent to R-1 and R-2 zones are 
along the northern edge of the V-3 Subdistrict, north of E Street.   (Compare Figure 3-3 
with Figure 5.1-3 for locations of R-1 and R-2 zones adjacent to UCSP Subdistricts.) 

Urban Core District 

The area along H Street in the Urban Core District is currently zoned for commercial 
(CC, CV, CT) and office uses (CO), in distinct blocks. These zones allow for a wide 
variety of commercial and office uses. The CC zone allows for mixed commercial 
residential projects, subject to a CUP. Some residential areas are zoned along the 
perimeter of H Street, and include multi-family (R-3) and single and two-family (R-1 and 
R-2) zones  The proposed UCSP zoning for the area along  H Street would allow mixed 
use (residential, office and retail uses), office and retail uses immediately adjacent to H 
Street, and primarily higher density residential in areas further away from H Street, along 
Otis Street, Roosevelt Street, “I” Street (UC-3, UC-6, UC-8, and UC-11).  

More specifically, the east end of H Street at Third Avenue is bordered by two Transit 
Focus Areas (Subdistricts, UC-1 and UC-2).  New zoning for these Subdistricts would 
allow multi-modal mixed use opportunities associated with the existing transit and future 
West Side Shuttle stop at this location.  Heights up to 84 feet would be allowed in the 
UCSP for this area, while current zoning allows commercial offices (CO) west of Third 
Avenue and apartment residential (R-3) east of Third, at maximum heights of 45 feet. 
Future development in these TFAs would be subject to special transitional regulations 
(e.g. setbacks, stepbacks) to minimize effects on areas adjacent to the TFAs (UCSP 
Chapter VI). Subdistrict UC-3 lies to the north of H Street and would allow only 
residential with heights up to 60 feet, which provides a transition to the multi-family 
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zoning further north outside the Subdistricts Area in the R3, multi-family zone (maximum 
height 45 feet with design review). 

Along the central part of H Street, uses would be primarily commercial and office, with 
residential and mixed use (with residential) projects allowed with a CUP. Allowable 
heights in the UCSP range from 45 feet to 60 feet and 72 feet.  Existing zoning includes 
maximum heights of 45 feet, in areas zoned CO, and in areas zoned CC, there is no 
height limit except when a building is adjacent to the CO or residential zone, in which 
case the height is limited to a maximum 45 feet.  The west end of H Street is also 
currently zoned with a mix of CV, CT and CC. These zones allow for a wide variety of 
commercial and ancillary office uses. The CC zone also allows for mixed commercial 
residential projects, subject to a CUP. In the CC zone there is no height limit except 
when a building is adjacent to the CO or residential zone, in which case the height is 
limited to a maximum 45 feet. The CT and CV zone includes maximum heights of 45 
feet, with adjustments to height allowed with a CUP.  In the area of the Urban Core 
District along Broadway, existing CT zoning allows a wide variety of automobile-focused 
commercial uses with 45-foot maximum heights or higher permitted with a CUP.  The 
new UCSP zoning for the UC-13, UC-14, and UC-16 Subdistricts which straddle 
Broadway, allow heights of up to 60 feet (UC-13 and UC-16) and up to 84 feet (UC-14). 
Subdistrict UC-13, located east and west of Broadway, allows a mix of uses including 
retail, office and residential (not allowed on ground floor), and retail/hospitality uses. UC-
14 located west of Broadway allows only residential, overlapping existing R-3, MHP and 
CT zones. UC-16, east and west of Broadway, allows retail and hospitality with multi-
family residential and mixed use (with residential) with a CUP. The two TFAs located at 
E Street (UC-15) and H Street (UC-12) trolley stations would allow high rise buildings. 
Heights in these subdistricts could range between 45 and 210 feet. Existing zoning in the 
UC-18 subdistrict is CV, under the UCSP commercial and hospitality uses would be 
allowed, with heights up to 120 feet. Consistent with the policies in the GPU, buildings 
with heights above 84 feet are required to meet special design review criteria. The 
UCSP Chapter 11 requires these provisions be met prior to approval of an Urban Core 
Development Permit (UCDP). The UC-17 subdistrict is currently zoned MHP and the 
new UCSP zoning would allow high density residential, with heights up to 45 feet. The 
UC-19 district is currently zoned for CC, commercial uses and is currently developed 
with an elementary school. The UCSP would allow for public or quasi-public uses, with a 
maximum height of 45 feet. 

Corridors District 

Existing zoning for the Corridors District is zoned for commercial (CO, CC, CT).  Primary 
uses allowed are commercial (CC and CT) and office CO) with mixed use residential 
permitted with a CUP in the CC zone, and multi-family residential allowed in the CO 
zone with a CUP. Maximum heights for these zones are permitted to 45 feet, or 
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potentially higher in the CC, if not adjacent to the CO or R zones and CT zones with a 
CUP.

The UCSP C-1 Subdistrict at the south end of Third Avenue is currently zoned CO or 
CC, which allows for commercial uses and office uses. The proposed zoning would allow 
either retail and office use depending on what side of Third Avenue a parcel is located, 
residential uses permitted with a CUP and a maximum height of up to 60 feet.  The C-2 
Subdistrict at the south end of Broadway would allow mixed use retail and office, and 
residential or mixed use with residential with a CUP, and a maximum height of 45 feet 
(same as existing zoning).  The C-3 Subdistrict at the north end of Broadway would 
allow the same retail/office mix, residential uses with a CUP, and maximum 45 foot 
heights as the C-2 Subdistrict. The proposed maximum heights are the same maximum 
heights allowed in the existing CT zone, and more restrictive than the existing CC zone 
which has no height restrictions unless a building is adjacent to the CO or residential 
zone.

As described above, while the UCSP proposes zoning regulations that differ from 
existing zone regulations, the primary purpose of the UCSP is to provide updated zoning 
regulations in conformance with the new GPU. 

c. Redevelopment Plans  

Redevelopment plans enable a project area to be established to address conditions of 
blight, allow the ability to use tax increment financing, and describe land use districts.  
Two redevelopment plans overlap the UCSP area - the Town Centre I Redevelopment 
Plan and the Merged Plan Summary which comprises a merge of the Town Centre II 
Redevelopment Plan and several other redevelopment project areas. The UCSP would 
not affect the boundaries of any of the existing redevelopment plans or their ability to use 
tax increment financing. However, in terms of land use, the UCSP would potentially be 
inconsistent with the land use provisions and maps contained in the Town Centre I 
Redevelopment Plan. 

The 1976 Town Centre I Redevelopment Plan (Section 600) includes a general 
description of land uses allowed within the redevelopment plan area and also refers to a 
“Plan Diagram’ which graphically depicts the projected pattern of land uses envisioned 
by the Town Centre I Redevelopment Plan. The land uses include a broad category of 
“central commercial” which is generally applicable to areas currently zoned commercial 
in Town Centre I, and “residential” which is generally applicable to areas currently zoned 
for residential use in the Town Centre I. The existing Redevelopment Plan also allows 
for consideration of residential uses in the central commercial designated areas through 
a special use permit. While these uses are broadly consistent with the proposed uses in 
the UCSP, an amendment to the Town Centre I Redevelopment Plan is included as part 
of the proposed discretionary actions for adoption of the UCSP to avoid inconsistencies 
between the two plans.  The proposed amendments to the Town Centre I 
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Redevelopment Plan would remove references to permitted land uses and instead refer 
to the GPU and City’s zoning regulations (i.e. UCSP) for permitted land uses within the 
redevelopment area. This would provide consistency between the GPU as well as the 
UCSP and remove redundant and outdated land use provisions provided in the 1976 
Redevelopment Plan. For this reason, implementation of the UCSP would not conflict 
with the existing Town Centre I Redevelopment Plan. 

Implementation of the proposed UCSP would not affect the boundaries or authorities of 
the Town Centre II/Merged Plan Redevelopment Plan and thus no amendments of these 
redevelopment plans are required. 

d. Broadway Revitalization Strategy 

The UCSP provides land use and development regulations and design guidelines that 
engender a pedestrian-oriented, mixed-use environment for the urban core, with thriving 
businesses and amenable streetscapes.  The proposed UCSP is thus consistent with 
the Broadway Revitalization strategies for reversing deteriorating conditions along the 
auto-oriented Broadway strip and reforming the area into a commercially viable and 
visually pleasing environment. The UCSP will implement many of the changes and 
improvements suggested in the Broadway Revitalization Strategy. 

e. Historic Preservation Strategic Plan 

The proposed UCSP implements the strategies of the Historic Preservation Strategic 
Plan (Strategic Plan).  The Strategic Plan identified several measures the City should 
undertake in order to more effectively achieve its historic preservation goals.  Measures 
included the integration of historic preservation goals into land use planning, inventory of 
historic resources, and provision of incentives for historic preservation.  Throughout the 
UCSP, provisions are included that address historic resources.  The UCSP Land Use 
and Development Regulations and Design Guidelines contain preservation goals and 
extensive renovation guidelines for the Village District, as well as private property 
incentives for acquiring and maintaining historic properties.  Further discussion of this 
issue can be found in Section 5.3, Cultural Resources, of this EIR. 

5.1.3.2 Conformance with Regional Plans and Policies 

a. Regional Comprehensive Plan  

The proposed UCSP would be consistent with the goals of the Regional Comprehensive 
Plan.  The UCSP proposes to establish a pedestrian-oriented, intense urban core to 
reduce reliance on the automobile, and promote walking and use of bicycles, buses, and 
transit. These goals are consistent with the Regional Comprehensive Plan’s smart 
growth strategies.  The UCSP would maximize its infill development potential by 
encouraging multi-story residential, office, and mixed uses in appropriate areas. A 
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multitude of urban amenities would receive focused investment and serve to attract new 
businesses as well as residents to the area.  Mixed uses would allow residents to enjoy 
short walking distances to and from employment, housing, shopping, entertainment and 
different modes of transportation.

b. Regional Transportation Plan 

SANDAG’s Regional Transportation Plan, or MOBILITY 2030, is based on the long-
range population, housing, and employment projections of SANDAG’s preliminary 2030 
Cities/County Forecast.  The Chula Vista GPU was based on these same projections 
and incorporated appropriate demographic values for the urban core in its objectives and 
policies. 

The proposed UCSP is consistent with the GPU and, by extension, the advisory RTP.  
The UCSP is consistent in that it facilitates the development of a regional employment 
and housing center which would maximize density and transit opportunities. Proposed 
zoning would allow for a concentrated mix of retail, office and high density residential 
uses around transit centers and along major transportation corridors (H Street and 
Broadway) that would help to maximize use of transit and reduce long commute trips. 

Consistency with the RTP is important to the UCSP in so far as regional discretionary 
funding will be made available to jurisdictions that implement the MOBILITY 2030 vision. 
As a result of this consistency, the City will be eligible for additional funding to help 
achieve the mobility improvement goals identified through the UCSP.  

c. Congestion Management Program 

The Congestion Management Program (CMP) serves as an element of the RTP, 
focusing on congestion management strategies that can be implemented in advance of 
the long-range transportation solutions contained in the advisory RTP.  The UCSP is 
consistent with these strategies and implements several goals and guidelines for 
reducing automobile congestion and increasing pedestrian, cycling and public transit 
activity.

d. MTBD/South Bay Transit First Study 

The UCSP supports increased public transit usage through location of Transit Focus 
Areas and other measures. Many of the mobility recommendations made in the UCSP 
will benefit from the implementation of successful transit projects. Strategies from this 
advisory report were considered in the UCSP Transportation Impact Analysis and also 
provided support for the transit intensive design of the UCSP. 

Consistency with the South Bay Transit First Study is especially important to the mobility 
strategy defined in the UCSP such that the UCSP assures that transit supportive land 
uses will justify future regional transit investments and improvements. As a result, the 
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City will be better able to achieve the mobility improvement goals identified through the 
UCSP.

e. Regional Housing Program 

Elements of the proposed UCSP are consistent with the Regional Housing Program’s 
(RHP) strategies to increase housing supply and ensure access for all income groups.  
This consistency is analyzed in greater detail in Section 5.7, Population and Housing, of 
this EIR.  The UCSP proposes to add an additional 7,100 dwelling units to the 
Subdistricts Area, nearly doubling its current provision of 3,700 dwelling units.  Given 
that much of the redevelopment of the UCSP Subdistricts Area will be market driven, the 
provision of affordable housing cannot be guaranteed.   However, through California 
Redevelopment Law requirements, tax increment financing would be collected over 
much of the UCSP Subdistricts Area, with a minimum of 20% set-aside for low- and 
moderate-income housing options.  The increased density allowed in the proposed 
UCSP would provide increased opportunities for the development of low and moderate 
income housing with 20% set aside funds generated from new development in 
designated redevelopment areas. The City’s existing inclusionary housing policy would 
also help facilitate provision of housing for all income groups.   While the majority of the 
UCSP Subdistricts Area already collects tax-increment fees within the boundaries of the 
existing redevelopment project areas, the UCSP would serve to increase the revenue 
generated by providing for increased development potential within redevelopment areas. 
The proposed UCSP is therefore considered to be compatible with the RHP. 

f. California State Implementation Plan 

The proposed UCSP is consistent with the intent and goals of the California SIP, which 
are to reduce air pollutant emissions resulting from vehicle traffic.  However, the 
assumptions of the SIP are based on growth trends anticipated by regional land use 
plans, which are based on jurisdictions’ general and community plans. The buildout 
projected in the UCSP is consistent with the GPU; however the GPU proposed 
increases in residential and employment populations above that anticipated by the SIP.  
SIP forecasts were calculated prior to the update of the GPU in 2005 and were based on 
a preliminary 2030 growth projection not including increases projected in the Chula Vista 
GPU.  However, it may be that the additional regional growth assumed by the SIP would 
not be substantially different, as growth in accordance with the UCSP would be 
concentrated in the urban core, thus directing growth away from the less developed 
eastern portions of the City and region.  The UCSP focus on urban revitalization and 
growth in the urban core would be consistent with the goals of the SIP which seek to 
promote walkable communities and a variety of transit opportunities.  The issue of UCSP 
consistency with the SIP and RAQS is discussed further in the Air Quality analysis in 
Section 5.10 of this EIR, and in the Air Quality Technical Report which is appended to 
this EIR as Appendix F.  
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g. Water Quality Control Plan for the San Diego Basin 

The UCSP would not conflict with policies of or water quality standards established in 
the Water Quality Control Plan for the San Diego Basin (Basin Plan).   The land uses 
proposed in the UCSP would not generate substantial impacts to local or regional 
surface or ground waters.  Incentives and guidelines in the proposed UCSP that 
encourage a more ecological lifestyle (walking, biking) and green building practices 
(ecologically-designed buildings made with renewable building materials) may potentially 
serve to improve hydrologic conditions within the UCSP area. Consistency between the 
proposed UCSP and the Basin Plan is elaborated in section 5.7 of this EIR, Hydrology 
and Water Quality.

Table 5.1-5 provides a summary of the analyses of the consistency between the 
proposed UCSP and the regional plans and policies. 

TABLE 5.1-5 
CONFORMANCE OF THE UCSP WITH SANDAG PROGRAMS 

SANDAG Program Project Conformance 
Regional Comprehensive Plan (RCP) The UCSP provides higher density and higher 

intensity development into specific areas to protect 
stable residential neighborhoods and to create 
compact and pedestrian-friendly urban environments 
while protecting natural resources. 

Regional Transportation Plan (RTP) The UCSP promotes major bus routes, Bus Rapid 
Transit (BRT), the Trolley, rail lines, streets, bicycle 
travel, pedestrian traffic, and goods movement. 

Congestion Management Program (CMP) I-5, located adjacent and to the west of the Urban 
Core, is the closest CMP roadway to the plan area. 
The UCSP will be required to comply with strategies 
and improvements to reduce traffic congestion and 
improve the performance of a multi-modal 
transportation system. 

Regional Housing Program. The UCSP project increases the housing stock of 
the City of Chula Vista by approximately 7,100 multi-
family dwelling units; representing an increase in 
housing supply for the region.  Phasing will occur in 
response to market conditions, which will help to 
fulfill the demand for housing. In addition, develop-
ment permitted by land use policies included would 
provide needed housing for all income levels. 

Transit First A number of future regional transit improvements are 
planned that will serve the Urban Core area. Many 
of these lines provide transit stations within the 
UCSP area and are integrated into the land use and 
transportation components of the specific plan. In 
addition, the UCSP promotes a network of transit 
services which includes pedestrian paths, on-street 
bicycle paths, BRT, and public transit stops. 
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5.1.3.3  Community Character 

Criterion 2:  Physically divide or adversely affect the community character of 
an established community.

The UCSP would apply new zoning to the limited “Areas of Change” identified under the 
recently adopted GPU and would provide for the envisioned integration of existing 
neighborhoods while providing for new development along gateways and major transit 
corridors. The GPU EIR provides an evaluation of the community character impacts 
associated with the change in land use designations under the GPU and concludes that 
the policies and objectives outlined in the GPU would limit impacts on community 
character, but are dependent on future zoning or specific plans. As an implementing 
document of the GPU, the UCSP would provide the intended development standards, 
design guidelines, program for urban amenities and design review process which limit 
impacts on community character. In addition, many of the public realm elements 
identified in the UCSP Chapters V, Mobility and Chapter VIII, Public Realm Design 
Guidelines, such as provision of paseos to provide walkable access to neighborhoods, 
reconnecting the street grid in areas that have been previously disrupted, and linking 
bikeways, sidewalks and urban plazas throughout the urban core serve to integrate the 
community rather than to physically divide it.   

Implementation of the proposed UCSP would result in the adoption of new zoning for the 
Subdistricts Area that would permit development or redevelopment of up to 10,800 (or 
7,100 net new) dwelling units, 4,000,000 (or 1,000,000 net new) square feet of 
commercial retail space, 3,700,000 (or 1,300,000 net new) square feet of commercial 
office space, and 1,300,000 square feet of net new Commercial-Visitor Serving space 
upon buildout of the plan over the next 25 years.  New development/redevelopment 
would proceed incrementally over the 25-year planning horizon of the UCSP, the exact 
timing, extent  and sequencing of which is difficult to determine.  The UCSP proposes 
new mixed-use zoning classifications to replace existing single-use zoning 
classifications, in order to allow the integration of residential and commercial uses in the 
same structure and neighborhood.  The new zoning regulations and extensive 
Development Design Guidelines of the proposed UCSP aim to implement a vision for the 
Subdistricts Area that is substantially different in intensity and character than existing 
conditions.  The existing community character of the urban core would be substantially 
affected by implementation of the UCSP.  As illustrated in the discussion comparing 
existing Municipal Code zoning and the proposed new UCSP zoning in Section 5.1.3.1.b 
above, the projected three-fold increase in population for the Subdistricts Area would be 
accommodated by substantial intensification of existing land uses.  The allowable 
building heights and FAR included in the UCSP would allow taller and more massive 
structures to be built, for example the replacement of low-rise (up to 45 feet in height) 
residential and commercial single-use structures with mid-rise (45 feet to 84 feet in 
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height) mixed-use structures, and in some areas high-rise structures up to 120 or 210 
feet in height (only in Subdistricts UC-12, UC-15, and UC-18). 

However, the effects of this land use intensification would not necessarily be adverse, 
and in accordance with CEQA Guidelines Section 15382 (General Concepts on 
Significant Effect), it is not enough to conclude significance based on substantial 
change, but significance must be based upon the physical change being substantial and 
adverse.

The GPU EIR concluded that the vision portrayed in the GPU, which the proposed 
UCSP mirrors, would cause an adverse effect on community character because of the 
lack of specific design standards for the Urban Core.  The GPU EIR concluded that until 
design standards are developed and zoning specifications are implemented, impacts 
would be considered significant.  The GPU did not include design standards for the 
Urban Core because the development of design standards is a zoning and specific plan 
effort.

The proposed UCSP provides the zoning and design standards for the Urban Core 
called for in the GPU.  The built environment permitted through the UCSP land use and 
development regulations (Chapter VI) and development design guidelines (Chapter VII) 
is one that builds upon the principles of smart growth and new urbanism.  These 
principles emphasize innovative mobility and land use planning tools to create vibrant 
city centers that are 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. 

a. Land Use and Development Regulations 

The proposed UCSP Land Use and Development Regulations (Chapter VI) include form-
based specifications that direct the form and allowable use for subsequent development 
projects within the UCSP Subdistricts. The regulations contained in Chapter VI of the 
UCSP are summarized in the Project Description of this EIR, Section 3.4.3.  The zoning 
summary sheets for each of the UCSP’s 26 planning Subdistricts are also included in 
Chapter 3.  These sheets contain the allowable FAR, building heights, primary land 
uses, and required setbacks and stepbacks for each Subdistrict. The following is a 
general description of the potential building form that could result with the proposed land 
use and development regulations in the UCSP. 
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Village District 

The Village District, as allowed in the proposed UCSP zoning, would transition from 
existing mostly low-rise (less than 45 feet in height) commercially zoned blocks along 
Third Avenue and E Street to mid-rise (up to 45 feet along Third Avenue; up to 60 feet 
along Fourth Avenue, up to 84 feet along E Street) and mixed-use blocks and mixed-use 
structures.  The existing Municipal Code zoned R-3, Apartment Residential area in the 
southeast corner of the Village District, would be zoned as Subdistrict V-1 which allows 
only residential uses at heights up to 45 feet, the same height allowed in the existing R-3 
zone. The proposed residential uses and low rise building form in the V-1 Subdistrict 
would allow a better transition to existing residential uses, outside the Subdistricts Area, 
than exists today. The northwest corner of the Village District, in Subdistrict V-3, would 
transition from the existing low and mid-rise CT, Commercial Thoroughfare zone 
catering to automobile conveniences, to a mixed residential, retail and office use with 
heights permitted up to 84 feet, subject to the requirements of the NTCD. (Refer to 
Section 5.1.3.1.b above for a comparison of the existing Municipal Code zoning and the 
proposed new UCSP zoning for the Village District). These building forms and heights 
are consistent with the building intensity and heights outlined in the GPU.  

Urban Core District  

Section 5.1.3.1.b above includes a District-level comparison of the existing Municipal 
Code zoning and the proposed new UCSP zoning for the Urban Core District.  Four 
subdistricts are proposed as TFAs in the UCSP for the Urban Core District.  Two occur 
on either side of Third Avenue at H Street, in the location of the future planned West 
Side Shuttle and trolley stop.  Heights in this area (Subdistricts UC-1 and UC-2) would 
transition from the maximum allowable of 45 feet (or higher with CUP west of Third) to 
heights of up to 84 feet, comprising a shift from low-rise to mid-rise.  Land uses at this 
location would transition from single-use zones of commercial on the west side of Third 
and apartments on the east side of Third, to a transit-oriented mix of high-density 
residential, retail and office use.  Similar transitions are allowed in the UCSP zoning for 
the E Street and H Street Trolley stations, however building heights at these locations 
(Subdistricts UC-12 and UC-15) would transition from low and mid-rise to mid-rise to 
high-rise, with maximum heights of up to 210 feet allowed pending design review 
approval.  Elsewhere in the Urban Core District, building heights would transition from 
low and mid-rise to mid-rise, ranging in heights from 45 feet to up to 84 feet.  Subdistrict 
UC-18 permits retail/hospitality uses and allows heights up to 120 feet pending design 
review approval.  The existing multi-family residential areas west of Broadway (zoned R-
3 and MHP, with allowable heights up to 45 feet) would be likewise limited in the UCSP 
zoning regulations to residential use only; but at greater intensification, with heights up to 
84 feet (Subdistrict UC-14).  Four NTCDs are located within the Urban Core District, in 
Subdistricts UC-6, UC-8, UC-11 and UC-13.   These Subdistricts are subject to special 
land use compatibility transitioning provisions for parcels adjacent to existing R-1 and R-
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2 zones adjacent to the Subdistricts Area boundary.  The existing IL, Limited Industrial 
zoning for the area along the western boundary of the Urban Core District would 
transition to become part of Subdistrict UC-14 and part of Subdistrict UC-15 (the E 
Street Trolley TFA). Subdistricts UC-3, UC-8, UC-6 and UC11 are all located off of H 
Street and are multi-family residential only subdistricts. The subdistricts provide 
appropriate land use and edge transitions from the more intense uses planned along H 
Street to the existing residential neighborhoods, outside of the UCSP Subdistricts Area.   
(Refer to Section 5.1.3.1.b above for a district-level comparison of the existing Municipal 
Code zoning and the proposed new UCSP zoning.)  

Corridors District 

Refer to Section 5.1.3.1.b for a District-level comparison of the UCSP zoning and the 
existing Municipal Code zoning for the Corridors District, and associated change in land 
use.  Existing zoning for the Corridors District along the south end of Third Avenue 
allows low and mid-rise (up to 45 feet; higher with CUP) single-use commercial office 
(CO) and central commercial (CC) uses, and residential with a CUP.  The UCSP 
Subdistrict C-1 which overlays this area, would allow integration of retail and office uses, 
and residential with a CUP at a maximum height of 60 feet.  Subdistrict C-1 is also a 
NTCD which would incorporate special setback and stepbacks for the parcels adjacent 
to existing R-1 and R-2 zones just east of the Subdistricts C-1.  The C-2 and C-3 
Subdistricts at the south and north ends of Broadway would similarly permit integration 
of retail and office uses, residential uses with a CUP, and a maximum height of 45 feet 
(same as the existing zoning).  These areas would be allowed to transition from 
commercial thoroughfare (CT) uses to primarily mixed retail and office.   

Also included on the zoning sheets are indications of special provisions for the NTCDs 
and TFAs which require additional setbacks, stepbacks and other design measures for 
certain areas in order to assure land use compatibility.  A brief discussion of these 
special provisions was provided in Section 3.4.3.  A more detailed description of the 
special provisions of the NTCDs and TFAs is provided below which outlines the 
measures proposed to ensure land use compatibility between the UCSP Subdistricts 
Areas and adjacent residential neighborhoods.  

b. Neighborhood Transition Combining Districts and Transit Focus 
Areas

In Chapter VI of the UCSP, the Land Use and Development Regulations contain special 
provisions for NTCDs and TFAs to ensure land use compatibility with adjacent land 
uses. The NTCD is not a District in the same sense of the three planning Districts 
described above, but are special provisions on the UCSP zoning regulations that serve 
to ensure that the character of redevelopment within the UCSP Subdistricts will be 
compatible with and will complement adjacent surrounding residential areas.  The NTCD 
applies to subdistricts adjacent to existing R-1 and R-2 zones, and are noted on the 
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appropriate subdistrict zoning sheets.  TFAs are areas centered around transit facilities 
that allow mid, and in limited locations, high-rise structures given special requirements.  
TFAs are also noted on their respective Subdistrict zoning sheets.  Subdistricts V-3, UC-
6, UC-11, UC-13, and C-1 and TFAs UC-1, UC-2, UC-12 and UC-15, are subject to the 
following transition requirements: 

 Table 5.1-6 details the required side and rear setbacks from the property line that 
abuts an R-1 or R-2 zone. If the rear and side setback for the underlying district 
conflicts with the combining district setback, the more restrictive shall be required. 
Where such yard is contiguous and parallel with an alley, one-half the width of such 
alley shall be assumed to be a portion of such yard.  Within TFAs, a minimum of 15 
feet of rear yard setback for structures up to and over 84 feet in height must be 
provided.

TABLE 5.1-6 
NTCD REQUIRED SETBACKS FOR REAR/SIDE YARDS 

Structure Minimum Setback (ft.) 
0<45 10

46>55 15
56<65 20
66<75 25
76<85 30
86<95 35
96<105 40

 For every 35 feet in height, the structure shall step back from the property line 
abutting an R-1 or R-2 district by at least 15 feet. Within TFAs, a building setback of 
at least 15 feet for every 35 feet in height along property lines abutting residential 
uses is required.  In addition to meeting the setback requirements, no part of the 
building shall be closer to the property line than a 60-degree plane extending from 
each stepback line.  

 A landscaping plan should include one to three small shade tree(s) for every 3,000 
square feet within the rear/side yard and should be located on the site to provide 
shade/heat gain reduction effect (i.e., trees not to be planted north of the north facing 
facade of the building.) 

 All exterior lighting shall focus internally within the property to decrease the light 
pollution onto the neighboring properties.  

 Screening and/or buffers shall be required to obscure features such as dumpsters, 
rear entrances, utility and maintenance structures and loading facilities. 

 A six-foot solid or decorative metal fence shall be placed on the property line. If the 
fence is solid, it should be articulated every six to eight feet to avoid presenting a 
blank wall to the street or adjacent property. 
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 Building design shall be cognizant of adjacent low density uses (i.e. avoid balconies 
overlooking rear yards). 

 As part of the project design and submittal, developments within TFAs shall conduct 
studies to assess the effects of light and solar access, shadowing, and wind patterns 
on adjacent buildings and areas. 

c. Development Design Guidelines 

The proposed UCSP Development Design Guidelines (Chapter VII) specify 
requirements for the construction, conservation, adaptive use, and enhancement of 
buildings and street scenes contained within the Urban Core. The guidelines are 
intended to assist many users (property owners, merchants, real estate interests, 
architects, designers and building contractors, vendors and craftsmen, the City of Chula 
Vista, and other interested persons and organizations) in being responsive to City 
objectives.

The overarching goals of the Development Design Guidelines are to:   

 contribute to a positive physical image and identity of the city;  
 promote a visually attractive, safe, and well-planned community; 
 create unique identities for each district;  
 minimize negative impacts of new development and redevelopment; and 
 preserve and maximize the image, character, and history of Chula Vista’s Urban 

Core.

Village District 

The guidelines for the Village District aim to retain and enhance the small-town, mixed-
use ambience of the traditional Village through rehabilitation of older structures and well-
designed new development. Like those for the Urban Core District, the guidelines for the 
Village District stress pedestrian-oriented site planning and building design, including 
requiring upper floors to step back to allow sunlight to reach the streets below. The 
Development Design Guidelines also concentrate on preserving the historic fabric of the 
area, including providing guidance for those who wish to renovate or add on to existing 
buildings and promoting design compatibility between infill structures and surrounding 
buildings. The building form, mass, scale and heights proposed under the UCSP have 
been developed to be consistent with the policies outlined in the GPU which identify low 
and mid rise building forms in this area. 

Urban Core District

The Urban Core District will serve as the primary business, commercial, and regional 
center of Chula Vista. The design guidelines for the Urban Core District focus on 
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accommodating mid- to high-rise development while encouraging an active street life. 
Specifically, the design guidelines support the development of continuous ground floor 
retail uses along Broadway and H Street. Such guidelines help ensure that the Urban 
Core contains a comfortable environment for pedestrians to shop, dine, and recreate. In 
light of the intensity of land uses and need for parking in the area, design guidelines for 
the Urban Core District contains a special section devoted to the design of parking 
structures. The building form, mass, scale and heights proposed under the UCSP have 
been developed to be consistent with the policies outlined in the GPU which identify low, 
mid and high rise building forms in this area of the Urban Core.  

Corridors District

In contrast with the Urban Core and the Village Districts, the Corridors District is oriented 
towards the automobile rather than pedestrian traffic. Sections of Broadway and Third 
Avenue are characterized by minimum 10-foot setbacks, one- or two-story structures, 
and a high percentage of retail, service, and office development. The guidelines in this 
chapter focus on promoting quality and diversity in new commercial and residential 
development and safe and efficient parking and circulation. The building form, mass, 
scale and heights proposed under the UCSP have been developed to be consistent with 
the policies outlined in the GPU which identify low and mid rise building forms for this 
area.

In summary, existing community character in the UCSP Subdistricts Area would change  
from primarily low-rise with scattered mid-rise single-use commercial and office  
structures, and multifamily residential uses concentrated west of Broadway, to mostly 
mid-rise and  very limited high-rise (UC- 12, 15, and 18) mixed use commercial-retail-
residential uses.  In most cases, heights would change one step, from low-rise (up to 45 
feet) to mid-rise (45 to 84 feet) or from mid-rise to high-rise (85 to 210 feet).   Only in the 
E Street and H Street trolley locations would the existing height increase from low to 
high-rise.  The NTCD and TFA provisions of the UCSP Chapter VI Land Use and 
Development Regulations, which apply to the taller mid-rise and high-rise structures, 
would minimize the effects of any transition to neighboring low-rise commercial or 
residential uses.   

While the UCSP largely retains existing single-use residential areas as single-use 
residential (e.g., in the V-1 and UC-14 Subdistricts), the integration of residential uses 
throughout the remaining majority of existing commercial areas would create a different 
character than the one that currently exists.  While this change might be considered 
substantial, it is not considered to be adverse.  A mix of residential, retail and office 
uses, as that proposed in the UCSP, has the potential to create a positive, dynamic 
community character, one in which different land uses coincide, augment and 
complement one another. This mix of uses is intended to implement the new mixed use 
land use designations and building intensity and heights envisioned the GPU. 
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In addition, many of the public realm elements identified in the UCSP Chapters V, 
Mobility and Chapter VIII, Public Realm Design Guidelines, such as provision of paseos 
to provide walkable access to neighborhoods, reconnecting the street grid in areas that 
have been previously disrupted, and linking bikeways, sidewalks and urban plazas 
throughout the urban core serve to integrate the community rather than to physically 
divide it.

Design Guidelines and the requirements for any development within the NTCDs or TFAs 
listed above would ensure that the UCSP does not result in a significant adverse impact 
on community character of the existing residential neighborhoods adjacent to the UCSP 
Subdistricts Area.    

5.1.3.4 Land Use Compatibility 

Land use incompatibility may result at the interface of different types and forms of land 
uses.  Some land use types are generally understood to be incompatible, such as heavy 
industry adjacent to residential.  Generally, extremely divergent structural forms are also 
considered to be incompatible, such as a single-story Craftsman home adjacent to a 
modern high-rise apartment building.   

Potential sources of incompatibility between the proposed UCSP and adjacent land uses 
are related to mass/scale, noise, shading/lighting, circulation/access, and public safety.  
The discussion below provides a program-level analysis of these issues for the UCSP by 
generally outlining the potential impacts and identifying the applicable UCSP regulations 
and/or guidelines.    

a. Mass/Scale 

Mass and scale of adjacent structures should generally be similar or complementary in 
order to be considered compatible.  The previous section 5.1.3.2 addressed many of 
these structural design issues.  Provisions in the UCSP, such as siting requirements, 
height limitations, setback and stepback requirements of the NTCDs and TFAs, and 
design guidelines for new development and redevelopment within the UCSP Subdistricts 
would ensure that new development would not result in construction of structures that 
are incompatible with existing and/or adjacent structures. 

In addition, the UCSP allows only multi-family residential and commercial land uses to 
occupy the Subdistricts.  No industrial uses are permitted within the Subdistricts, except 
some categories of light industry upon approval of a Conditional Use Permit.  Due to the 
form-based approach of the UCSP land use and development regulations, and the 
market-driven, incremental nature of anticipated development, it is not possible to predict 
actual land use configuration in terms of adjacency. However, given the general 
compatibility of commercial land use with multifamily residential use, and the design 
guidelines and transition district, it can be concluded that land uses allowed in the UCSP 

Page 5-42 



5.0  Environmental Impact Analysis 5.1  Land Use 

will be generally compatible with the mass/scale and use of existing and/or adjacent land 
uses.

b. Noise 

Noise incompatibility occurs when noise generators are located near sensitive noise 
receivers.  Examples of sensitive noise receivers include residential units, senior 
facilities, hospitals, churches and schools.  Noise generators are any use which would 
cause noise levels at common property lines with noise sensitive receivers to exceed the 
limits established by the City’s Noise Ordinance, as described in Section 5.9 Noise, of 
this EIR.  The task of identifying future point-source noise generators is too speculative.  
However, with some certainty it can be assumed that noise associated with buildout of 
the UCSP would include noise from construction activities and noise from increased 
vehicular traffic.  Area roadways would experience increased noise levels and sensitive 
noise receivers in close proximity to some of the UCSP’s major roadways would be 
significantly affected.  Noise Mitigation Measures 5.9-1, 5.9-2 and 5.9-3, included in 
Section 5.9 of this EIR, require demonstration of compliance with applicable exterior and 
interior noise ordinances and policies prior to issuance of an Urban Core Development 
Permit.   These measures will serve to reduce noise impacts, and any land use 
incompatibility that may arise from them, to below a level of significance.  (Refer to 
Section 5.9 for a more detailed discussion of noise impacts.)    

c. Lighting 

Light sensitive activities (e.g. sleeping) could potentially be adversely impacted by light 
in excess of baseline conditions due to buildout of the UCSP and intensification of land 
use.  Potentially significant lighting impacts could result from decorative lighting of 
buildings or outdoor security lighting.  Provisions in the UCSP development regulations 
and design guidelines seek to control light sources and ensure that light pollution would 
be minimal, however significant lighting impacts would need to be assured to be below a 
level of significance prior to project approval through Mitigation Measure 5.2.5-2 of 
Section 5.2, Landform Alteration and Visual Quality.  For each District, the UCSP 
contains a set of private and public-sector design guidelines (UCSP Chapters VII and 
VIII) that include lighting requirements to reduce glare, exposure or brightness, angle 
and depth of field, and duration.   These provisions are contained in the Lighting 
subsection of the District Design Guidelines for each District included in UCSP Chapter 
VII, Development Design Guidelines.  The special provisions for NTCDs and TFAs, 
include the requirements that “all exterior lighting shall focus internally within the 
property to decrease the light pollution onto neighboring properties” (p. VI-40).  Many 
lighting sources are encouraged to be timed or motion-sensitized.  Conformance to 
these guidelines is included in Mitigation Measure 5.2.5-2.  Refer to the next chapter for 
a more detailed discussion of lighting impacts.  
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d. Shading/Solar Access 

The proposed UCSP would result in greater intensification of land uses in the urban 
core, mostly through vertical expansion and increased FAR.  As new development and 
redevelopment proceeds within the UCSP, it is probable that in many locations low-rise 
simple structures will be replaced with complex, multistory, articulated structures.  Solar 
access incompatibility typically results from one structure blocking an adjacent 
structure’s sunshed or line-of-sight to the sun.  Interruption of line-of-sight is typically 
attributed to structure height and mass.  Other factors such as sun angle, time of day, 
and building aspect also contribute to or detract from solar access.   Applicable UCSP 
development regulations and design guidelines include the form-based zoning 
regulations in Chapter VI for the individual Subdistricts, the height and siting (stepbacks 
and setbacks) requirements of the Neighborhood Transition Combining District and the 
Transit Focus Areas in Chapter VI, and the Sustainability Goals of the Special Design 
Guidelines in Chapter VII.   Due to their allowable heights of 84 feet at Third and H 
Street, and up to 210 feet at the trolley stations, structures within TFAs pose the greatest 
concern regarding shade and solar access.  The NTCD and TFA special provisions 
(UCSP p. VI-40) include the requirement “As part of the project design and submittal, 
development within TFAs shall conduct studies to assess the effects of light and solar 
access, shadowing and wind pattern on adjacent building and areas.”  Adherence of 
future development to these requirements and guidelines will potentially avoid or 
minimize solar access impacts.   Future projects within the Subdistricts Area will be 
subject to discretionary review prior to approval of UCSPs or other development permits. 

e. Circulation 

Incompatibility of land use can occur when new land uses create conditions that impair 
or substantially degrade existing conditions of transport and circulation through an area.  
The means of getting from one place to another is referred to as “mobility.”  The UCSP 
emphasizes pedestrian, bicycling and transit mobility, in that order of priority, over 
automobile traffic.  Many features in the plan enhance pedestrian and cycling 
opportunities, and several transit features are proposed as well, including new transit 
stations, a new shuttle service, and new tie-ins to the San Ysidro Trolley.   Traffic 
calming, streetscape improvements, new bike lanes, and new bike storage facilities are 
features that serve to enhance pedestrian and cycling experience in the Urban Core.  An 
impact analysis of automobile traffic and other modes of transportation is provided in 
Section 5.8 of this EIR.   

The traffic analysis in Section 5.8 identified three roadway segments and 19 
intersections within the Subdistricts Area that would experience a decline in level of 
service to below City threshold as a result of plan implementation.   Mitigation Measure 
5.8.5.1 regarding intersection improvements, and Mitigation Measure 5.8.5.2 regarding 
roadway segment improvements would serve to reduce automobile traffic impacts. .  
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f. Public Safety 

Potential incompatibilities may arise when new land uses generate hazards for existing 
residents of an area.  Public safety hazards associated with land use may include use, 
storage, handling, or disposal of hazardous materials; operation of hazardous 
machinery; or structural hazards.  Structural hazards can be associated with poorly built 
or damaged structures; however, within the UCSP all subsequent new and re-
development projects will comply with existing building codes and seismic retrofitting 
requirements where necessary.  Permitted land uses in the UCSP do not allow operation 
of hazardous machinery.  Design review of Urban Core Development Permits will ensure 
that suitable and safe land use types are developed.  Land uses permitted within the 
UCSP Subdistricts (as identified in Chapter VII’s Land Use Matrix) are mostly 
commercial and multifamily residential.  Some commercial uses may use hazardous 
materials or generate hazardous waste, such as photography studios, restaurants, 
medical laboratories, dry cleaners, auto repair shops, print shops, and electronics repair 
or retail.  Were these types of uses to develop within the Subdistricts Area, there would 
be the potential for hazardous materials impacts.  However, these types of non-industrial 
activities are generally considered to be low-level generators and require special 
business license permitting and registration of any above ground or underground 
storage tanks with the County Department of Environmental Health (DEH).  The DEH is 
the local permitting agency for hazardous materials storage, and also conducts 
monitoring, reporting, investigation, and cleanup of hazardous sites.  

Section 5.13 of this EIR addresses hazardous materials and risk of upset.  Numerous 
existing hazardous materials sites of concern were recorded throughout the UCSP area, 
but concentrated along the Broadway and Third Avenue commercial corridors.  Given 
these existing conditions, new land use development in accordance with the UCSP 
would not create a significant adverse land use incompatibility.  

5.1.4 Summary of Significance Prior to Mitigation 

5.1.4.1 Local and Regional Plans and Policies 

The UCSP is consistent with the Chula Vista General Plan Update, the Merged Plan 
Redevelopment Plan, the Broadway Revitalization Strategy, and the Chula Vista Historic 
Preservation Strategic Plan (as discussed in Section 5.1.3.1).  The UCSP is also 
consistent with all relevant regional plans, including SANDAG’s RCP, RTP, CMP, Transit 
First Study, and Regional Housing Program.  It is also consistent with the intent and the 
goals of the SIP and RWQCB Basin Plan (as discussed in Section 5.1.3.2). 

The UCSP is not consistent with the existing Municipal Code Zoning for the urban core; 
nor is the UCSP consistent with the land use provisions of the Town Centre I 
Redevelopment Plan.  As a required implementing action of the GPU, the UCSP 
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proposes to provide new zoning as a replacement for the Municipal Code Zoning for the 
urban core, and to amend the Town Centre I Redevelopment Plan land use section to 
bring it into conformance with the GPU and UCSP.  For these reasons, there would be 
no conflict.  There are no significant plan conformance impacts associated with the 
UCSP.

5.1.4.2 Community Character and Land Use Compatibility  

As discussed in Section 5.1.3.3 and 5.1.3.4, existing community character in the UCSP 
Subdistricts Area would change from primarily low-rise with scattered mid-rise single-use 
commercial structures, and multifamily residential uses concentrated west of Broadway, 
to a mix of low rise, mid-rise and some high-rise mixed use commercial-retail-residential 
uses.  In most cases, heights would change one step, from low-rise (up to 45 feet) to 
mid-rise (45 to 84 feet) or from mid-rise to high-rise (85 to 210 feet). Only in the E Street 
and H Street trolley locations would the existing height increase from low to high-rise.  
The NTCD and TFA provisions of the UCSP Chapter VI Land Use and Development 
Regulations, which apply to the taller mid-rise and high-rise structures, would minimize 
the effects of any transition to neighboring low-rise commercial or single-family 
residential. Integration of residential uses throughout the majority of existing commercial 
areas as proposed in the UCSP would create a different character than the one that 
currently exists.  While this change might be considered substantial, it is not considered 
to be adverse.  A mix of residential, retail and office uses, as that proposed in the UCSP, 
has the potential to create a positive, dynamic community character, one in which 
different land uses coincide, augment and complement one another. In addition, many of 
the public realm elements identified in the UCSP Chapters V, Mobility and Chapter VIII, 
Public Realm Design Guidelines, such as provision of paseos to provide walkable 
access to neighborhoods, reconnecting the street grid in areas that have been 
previously disrupted, and linking bikeways, sidewalks and urban plazas throughout the 
urban core serve to integrate the community rather than to physically divide it.   

The UCSP (Chapter XI, C, Plan Administration) requires subsequent design review of 
development projects proposed within the UCSP Subdistricts. Individual development 
projects would be required to be found in compliance with the Land Use and 
Development Regulations, and consistent with the Design Guidelines contained in the 
UCSP. Compliance with the UCSP’s Land Use and Development Regulations and 
Development Design Guidelines, which are consistent with the General Plan Update, 
would ensure that no significant adverse land use adjacency/community character and 
planning conformance impacts would result from implementation of the UCSP.  

5.1.5 Mitigation Measures 
No mitigation is required because there are no significant land use impacts. 
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5.1.6 Summary of Significance After Mitigation 
There are no significant land use impacts. 
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5.2 Landform Alteration and Visual Quality 

The following analysis focuses on the potential impacts to landform alteration and visual 
quality that would result with implementation of the UCSP. 

5.2.1 Existing Conditions 

5.2.1.1 Physical Environment 

The topography of the UCSP area is relatively flat, with elevations that range from 20 feet 
above mean sea level (AMSL) to a maximum of 110 feet AMSL.  The UCSP area does not 
contain any significant visual landform features such as rock outcroppings, trees, or 
mountains.  The UCSP area lies approximately two miles east of the southern extent of San 
Diego Bay.  The bay stretches west another half-mile to the Coronado Peninsula which 
faces open ocean on its west side. 

Topographic contours generally trend north-south, roughly paralleling the west and east 
boundaries of the UCSP area.  The lower elevations occur along the western boundary of 
the UCSP and gradate higher as one proceeds east.  Elevations of 60 to 90 feet AMSL 
cover the central part of the UCSP area and most of the Subdistricts Area. The southeast 
corner of the UCSP area has the highest elevation, with the area of the Subdistricts Area 
south of H Street along Third Avenue being the highest at 100 to 110 feet AMSL. 

The UCSP area is urbanized and developed with a mixture of public and private land uses, 
including the South San Diego County Superior Court complex, Norman Park Senior 
Center, Memorial Park, Friendship Park, Chula Vista Women’s Club, the Chula Vista
Center, the 60,000-square-foot Park Plaza commercial center, the Chula Vista Civic Center 
(including Main Branch Library and Central Police Station), and a variety of other office, 
retail, and residential uses.

5.2.1.2 Visual Character 

The UCSP Subdistricts Area consists largely of commercial corridors along Third Avenue, E 
Street, H Street and Broadway.  Multi-family apartments comprise the primary residential 
land use type within the Subdistricts Area and are largely concentrated west of Broadway.  
Several older residential structures also exist within the UCSP Village District surrounding 
the Third Avenue commercial properties. 

Many of the structures within the UCSP area were constructed in the 1960’s and 1970s and 
reflect the low and mid-rise, boxy architecture of that time period.  In addition, as discussed 
in Section 5.3 of this EIR, Cultural Resources, several structures were constructed prior to 
1950 and represent the early period of commercial development of the City.  Many of the 
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structures and areas within the UCSP area have become dilapidated or underutilized due to 
lack of commercial vitality.  These blighted areas have been the target of several City 
redevelopment programs in the past as discussed in this EIR in Section 5.1, Land Use.  
Redevelopment programs are intended to revitalize older commercial, industrial, and 
residential areas.  Despite past efforts by the City to revitalize urban core neighborhoods, 
conditions have remained blighted in many areas. 

The proposed UCSP Subdistricts Area encompasses three planning districts: the Village 
District, the Urban Core District, and the Corridors District.  For ease of comparison 
between existing conditions and proposed allowable conditions, the following discussion of 
existing visual character is grouped by the geographic area corresponding to the UCSP 
planning districts.

a. Village District 

Existing characteristics of the Village District consist of the traditional Third Avenue 
business district of shops and offices and wide sidewalks along Third Avenue, as well as 
smaller residential housing units in surrounding streets.  The Village District is the traditional 
core of the City and contains several older mostly low-rise (up to 45 feet in height) 
commercial and residential structures, some of which are representative of historically 
interesting architecture.  A village archway exists on Third Avenue at G Street marking the 
entrance to the traditional downtown area.

Photographs 4-1 and 4-2 in Chapter 4 of this Program EIR are representative views of 
downtown Third Avenue’s pedestrian-oriented specialty shops, restaurants, and small 
businesses that primarily serve local residents.   Photograph 4-3 shows a representative 
view of the area where the City’s Civic Center, central library, and police headquarters are 
located along Third and Fourth Avenues between E and G Streets.  The area shown in 
Figure 4-3 lies within the Town Centre I Redevelopment Plan area and has been the focus 
of active revitalization efforts in the last decade.  (Refer to Figure 5.1-4 for a map of the 
redevelopment plan areas within the UCSP Subdistricts Area.) 

b. Urban Core District 

The Urban Core District includes the Chula Vista Center shopping mall, medical facilities, 
South County Regional Complex, offices, commercial businesses, and some residential. 
Additionally, the Urban Core District is characterized by low-rise multi-family housing 
extending from C to I Streets; mobile home parks between F and G Streets; three roadway 
connections to the Bayfront (E, F, and H Streets); a lack of accessible park facilities; and 
poor pedestrian connectivity crossing I-5 to the Bayfront or to Broadway.

Along segments of Broadway, current assets, such as the palm-lined streets, accessibility to 
I-5 and trolley stations, proximity to downtown, and views to the bay, are often 
overshadowed by negative influences such as deteriorating streetscapes and signage along 
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the corridor segments.  Photograph 4-5 of Chapter 4 of this EIR shows a representative 
view of H Street near Chula Vista’s regional shopping mall.  Photographs 4-4 and 4-6 show 
representative views of Broadway’s auto-oriented commercial strip malls, auto repair and 
service uses, and lodging in the western portion of the District. 

Residential areas west of Second Avenue and north of I Street are considered to be in 
transition with portions of these areas zoned and developed with large- and small-scale 
multi-family residential. Areas of commercial, industrial, and institutional lands (including
parks) establish the remaining areas.  Streets and freeways account for an estimated 30 
percent of the area. 

c. Corridors District 

The Corridors District consists mainly of retail establishments and professional offices along 
Third Avenue south of H Street, along Broadway south of I Street, and north of 
approximately D Street.  Photographs 4-4 and 4-6 of Chapter 4 of this EIR shows 
representative views of the auto-oriented commercial strip along Broadway.   As reflected in 
Photographs 4-4 and 4-6, the visual character of the commercial strip along Broadway is not 
very distinctive or thematic and generally reflects that typical of older, automobile-priority 
commercial streetscapes with repetitive architecture.

5.2.1.3 Landform and Visual Policies 

a. Chula Vista General Plan Update  

The Land Use and Transportation Element (LUT) of the City’s General Plan Update 
includes the following citywide objectives and policies regarding landform and visual quality:  

Objective LUT 13 

Preserve scenic resources in Chula Vista, maintain the City’s open space network, 
and promote beautification of the City. 

Policies

LUT 13.1: Identify and protect important public viewpoints and viewsheds 
throughout the planning area, including features within and outside 
the planning area, such as mountains, native habitat areas, San 
Diego Bay, and historic resources. 

LUT 13.2: Continue to implement the City’s planned open space network. 

LUT 13.4: Any discretionary projects proposed adjacent to scenic routes, with 
the exception of individual single-family dwellings, shall be subject to 
design review to ensure that the design of the development proposal 
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will enhance the scenic quality of the route.  Review should include site 
design, architectural design, height, landscaping, signage, and utilities. 
Development adjacent to designated scenic routes should be designed 
to:

 Create substantial open areas adjacent to scenic routes through 
clustering development; 

Create a pleasing streetscape through landscaping and varied 
building setbacks, and 

Coordinate signage, graphics and/or signage requirements, and 
standards.

Objective LUT 9 

Create enhanced gateway features for City entry points and important other entries, 
such as to special districts. 

Policies

 LUT 9.2: The City will prepare, or cause to have prepared, entryway/gateway 
master plans for each of the identified entryways/gateways within the 
City to appropriately guide development within these areas.  These 
master plans will provide design guidelines and standards for public 
improvements, as well as for private or public development within 
these designated areas.  Examples may include enhanced pavement 
and/or sidewalk standards, enhanced landscape standards, thematic 
sign standards, and special architectural standards for buildings or 
other structures. 

The City will prepare a General Plan Implementation Program to 
assure establishment of these gateway master plans, which Program 
will also include interim provisions for the processing of any projects 
within these areas prior to completion and adoption of the according 
entryway/gateway master plan.

LUT 9.3: As part of the approval process for projects within designated city 
entryway/gateway areas, the City shall confirm that the design 
conforms to applicable entryway/gateway design guidelines and 
standards.
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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’s 
neighborhoods, communities, and public spaces, and enhance its image as a 
pedestrian-oriented and livable community.

Policies

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.

LUT 8.2: Emphasize certain land uses and activities, such as cultural arts, 
entertainment, specialty retail, or commercial recreation, to enhance 
or create the identity of specialized districts or Focus Areas in the 
City.

LUT 8.3: Ensure that buildings are appropriate to their context and designed 
to be compatible with surrounding uses and enhance the desired 
character of their district. 

LUT 8.4: Encourage and require, where feasible, the incorporation of publicly 
accessible urban open spaces, including parks, courtyards, water 
features, gardens, passageways, paseos, and plazas, into public 
improvements and private projects. 

LUT 8.5: Prepare urban design guidelines that help to create pedestrian-
oriented development by providing: 

 Pedestrian circulation among parcels, uses, transit stops, and 
public or publicly accessible spaces; 

 Human scale design elements;  

 Varied and articulated building facades; 

 Visual (first floor clear glass windows) and physical access for 
pedestrians;

 Ground floor residential and commercial entries that face and 
engage the street; and 
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 Pedestrian-oriented streetscape amenities. 

LUT 8.6: Develop a master plan for artwork in public places that would identify 
the types of art desired and establish appropriate settings for the 
display of art, including within public rights-of-way and landscape 
medians.

LUT 8.7: Ensure that vacant parcels and parcels with unsightly storage uses, 
such as auto salvage yards, are appropriately screened from the
street to reduce their negative visual effects.

LUT 8.8: Encourage the upgrading, beautification, and revitalization of existing 
strip commercial areas and shopping centers. 

Objective LUT 10 

Create attractive street environments that complement private and public properties, 
create attractive public rights-of-way, and provide visual interest for residents and 
visitors.

Policies

LUT 10.1: The City shall create unique landscape designs and standards for 
medians for each major thoroughfare to distinguish each from the
other and to provide a special identity for districts and 
neighborhoods.

LUT 10.2: The landscape designs and standards shall include a coordinated 
street furniture palette including waste containers and benches, to be 
implemented throughout the community at appropriate locations. 

LUT 10.3: Provide a well-designed, comfortable bus stop for use throughout the 
City.

LUT 10.4: Prior to the approval of projects that include walls that back onto 
roadways, the City shall require that the design achieves a uniform 
appearance from the street. The walls shall be uniform in height, use 
of materials and color, but also incorporate elements that add visual 
interest, such as pilasters.

LUT 10.5: Require undergrounding of utilities on private property and develop a 
priority-based program of utility undergrounding along public rights-
of-way.
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LUT 10.6: Study the locational requirements of utility, traffic control and other 
cabinets and hardware located in the public right-of-way to determine 
alternative locations for these items in less obtrusive areas of the 
street environment. 

LUT 10.7: Work with utility providers to coordinate the design of utility facilities 
(e.g., substations, pump stations, switching buildings, etc.) to ensure 
that the facilities fit within the context of their surroundings and do 
not cause negative visual impacts. 

Objective LUT 11 

Ensure that buildings and related site improvements for public and private 
development are well-designed and compatible with surrounding properties and 
districts.

Policies

LUT 11.1: Promote development that creates and enhances positive spatial 
attributes of major public streets, open spaces, cityscape, mountain 
and bay sight lines, and important gateways into the City. 

LUT 11.2: Promote and place a high priority on quality architecture, landscape,
and site design to enhance the image of Chula Vista, and create a 
vital and attractive environment for businesses, residents and 
visitors.

LUT 11.3: The City shall, through the development of regulations and 
guidelines, ensure that good project landscape and site design 
creates places that are well-planned, attractive, efficient, safe and 
pedestrian friendly.

LUT 11.4: Actively promote architectural and design excellence in buildings, 
open space, and urban design. 

LUT 11.5: Require a design review process for all public and private 
discretionary projects (which includes architectural, site plan, 
landscape and signage design) to review and evaluate projects prior 
to issuance of building permits to determine their compliance with the 
objectives and specific requirements of the City’s Design Manual, 
General Plan, and appropriate zone or Area Development Plans. 

In addition to citywide policies, the following GPU policies address the maintenance and 
preservation of the existing visual quality of the Urban Core Subarea:
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LUT 49.10: Support the development of public and private recreation and urban 
parks that include pedestrian-oriented plazas, benches, other 
streetscape amenities and, where appropriate, landscaped play 
areas.

LUT 49.11: Establish locations within focus areas where the permitted heights 
and densities are greater than in locations adjacent to single-family 
areas.

LUT 49.12: Establish standards for transitions in building height that respond to 
public view corridors and proximity to single-family areas. 

LUT 49.13: Limit high-rise development to the two transit-oriented mixed use 
areas near the E Street and H Street transit stations.

LUT 49.14: Conduct a special study to examine the potential for higher land use 
intensities and taller buildings along the H Street Transit Focus 
Corridor between Interstate 5 and Third Avenue, and which will also 
address compatibility issues with adjacent stable neighborhoods.  
The precise boundaries will be established at the time of the study, 
and all land use policies contained in this General Plan shall apply 
until modified as a result of study findings and appropriate 
amendments to this Plan.

LUT 49.15: Recognize that different portions of the Urban Core Subarea have a 
desirable character, and develop specific plans and programs to 
strengthen and reinforce their uniqueness.  Develop land use, 
density, special design features, and building guidelines for 
appropriate Focus Areas. 

LUT 49.16: Prepare urban form guidelines and standards for development as 
part of the Urban Core Specific Plan. 

LUT 49.17: With the adoption of the Urban Core Specific Plan, establish policies, 
development standards, and/or design guidelines in the Urban Core 
Specific Plan to address where high-rise buildings should be
concentrated, how to establish and/or reinforce pedestrian-scaled 
development, and how site and building design should respond to 
public view corridors. 

LUT 49.18: With the adoption of the Urban Core Specific Plan, establish design 
standards for mixed use development that achieves a high quality 
pedestrian-scaled environment and promotes side or rear located 
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parking areas, streetfront windows and entries, and public and 
private open space. 

LUT 49.19: With the adoption of the Urban Core Specific Plan, create a 
pedestrian-oriented realm by requiring retail or public uses at the 
ground floor of buildings. 

LUT 49.20:  Encourage the linkage and integration of new development with 
existing neighborhoods by means of open space areas, parks, and 
pathways as a means of enhancing pedestrian connections. 

LUT 49.21: Where a park, natural open space, or urban open space exists 
adjacent to or near a transit-oriented development, these features 
should be incorporated into the development as open space 
amenities.

LUT 49.23: Specific Plans should identify building and site design guidelines for 
commercial or mixed use areas to include the height above which
buildings must step back; the location of the building’s horizontal 
articulation; and other design elements.

LUT 49.24: Reinforce or encourage the establishment of a strong pedestrian 
orientation in designated districts, activity centers, and pedestrian-
oriented focus areas, so that these areas may serve as a focus of 
activity for the surrounding community and a focus for investment in 
the community. 

5.2.2 Criteria for the Determination of Significance 
The proposed project would result in a significant impact to landform alteration/aesthetics if 
it would: 

Criterion 1:  Have a substantial adverse effect on a scenic vista, or substantially damage 
scenic resources, including, but not limited to, trees, and rock outcroppings and historic 
buildings within a scenic highway. 

Criterion 2: Result in architecture, urban design, landscaping, or landforms that 
negatively detract from the prevailing aesthetic character of the site or surrounding area; 
or that substantially degrade existing visual character or quality of the site (including 
blue sky views and solar access) and its surroundings. 

Criterion 3:  Create a new source of substantial light or glare which would adversely 
affect day or nighttime views in the area. 
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5.2.3 Impacts 

5.2.3.1 Scenic Resources and Vistas 

Criterion 1: Have a substantial adverse effect on a scenic vista, or substantially 
damage scenic resources, including, but not limited to, trees, and rock 
outcroppings and historic buildings within a scenic highway. 

The UCSP area does not contain any significant visual landform features such as rock 
outcroppings, trees, or mountains.  A village archway to the traditional downtown area at H 
Street and Third Avenue comprises the only existing scenic resource within the UCSP area. 
Chula Vista has several designated Scenic Roadways, where views of unique natural 
features and roadway characteristics, including enhanced landscaping, adjoining natural 
slopes, or special design features make traveling a pleasant visual experience.  However, 
there are no Scenic Roadways designated within the UCSP boundary.

While the UCSP area currently contains only the Village archway as a scenic resource, in 
accordance with the GPU (Objective LUT 9), the UCSP has identified four Primary 
Gateways within the UCSP Subdistricts Area.  In addition, through the planning process of 
the UCSP, two Secondary Gateways have been identified for the urban core that were not 
identified in the GPU.  Primary and secondary gateways are scenic entrance features which 
serve to facilitate movement and provide access to the urban core.   

a.  Urban Core Gateways 

The UCSP is consistent with the GPU in identifying the four following Primary Gateways in 
the UCSP Subdistricts Area (UCSP, Chapter VIII).

Primary Gateways

Interstate 5 and E Street/Marina Parkway 

Interstate 5 and F Street 

Interstate 5 and H Street 

Third Avenue and E Street 

As shown in Figure 5.2-1, the primary gateways are located at three significant entrance points 
along the I-5 corridor and at the entrance into the Village District. The design of these gateways 
envisions a grand scale, substantial design imagery, bold display of the City logo, and text 
describing directions to key locations within the Village and Urban Core Districts.

The secondary gateways proposed in the UCSP are located at H Street and Third Avenue 
in the Urban Core District, and Fourth Avenue and C Street outside of the Subdistricts Area 
within the UCSP Study Area (refer to Figure 5.2-1).  These secondary entrances are to be 
smaller in scale, more simple in design, and incur less of a visual impact than primary 
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gateways, as these areas are located adjacent to residential neighborhoods.  The UCSP 
advises that care should be taken during the design process to ensure that the H Street and 
Third Avenue entrance feature does not interfere with the existing Third Avenue village 
archway.

The following guidelines from the UCSP (Chapter VIII, pp. VIII-46-VIII-47) are to be used in 
developing the exact designs for both the primary and secondary entrance features. The 
UCSP establishes the use of these special design treatments, which include themed 
signage, landscape and architectural design enhancements, and other elements to signify 
arrival into the City and progression to key destinations along these gateway streets.  Actual 
design elements and materials would be consistent although not necessarily exact in design 
and treatment. These guidelines were developed in conjunction with the Urban Core 
Advisory Committee and community representatives during the UCSP preparation process: 

1. Gateways and entryway areas should assist and enhance the visitors’ experience when 
entering into the Urban Core area. These features serve as landmarks and should be of 
quality design and materials.

2. Use similar treatment along I-5 gateways and provide a unique tie in and transition to 
the Bayfront area. 

3. Incorporate the pacific flyway theme representing birds, flight, wings, kites, aviation. 

4. Explore Chula Vista’s early California ranch and lemon groves/citrus history in the 
design theme. 

5. Incorporate the City logo. 

6. Design for extended durability, low maintenance, and resistance to vandalism. 

7. Gateways can provide an opportunity for architectural features, monuments, public art, 
banners, signs, and lighting features. 

8. The design should incorporate appropriate streetscape design elements, such as 
special paving, decorative lighting, and landscaping, as recommended for the District in 
which each gateway is located.

9. Incorporate public art and local artistic expression. 

10. The design of entry and way-finding features should be unique to the Urban Core area. 

11. Color and design should tie into future marketing materials, banners, etc. 

12. The words “Chula Vista” should be the largest font and dominant word on the gateway 
monument.
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Additional guidelines for the Third Avenue and E Street primary gateway in the Village 
District include the following: 

1. Establish an individual/different theme for Third Avenue. 

2. Incorporate some Art Deco/Art Moderne influences. 

3. Tie in with existing Village branding efforts. 

4. The gateway monument design should exemplify a traditional downtown archway to 
complement the existing archway located at G Street and Third Avenue.

Since there are no scenic vistas or designated Scenic Roadways within the UCSP boundary 
and the UCSP establishes design standards to enhance the view corridors at the primary 
and secondary gateways while preserving and complementing the existing Third Avenue 
archway within the UCSP area, no significant impacts to scenic vistas or scenic resources 
would result from implementation of the UCSP. 

5.2.3.2  Visual Character 

Criterion 2: Result in architecture, urban design, landscaping, or landforms that 
negatively detract from the prevailing aesthetic character of the site or 
surrounding area; or that substantially degrade existing visual character or 
quality of the site (including blue sky views and solar access) and its 
surroundings.

The UCSP contains land use and development regulations (UCSP, Chapter VI)  and 
development design guidelines (UCSP, Chapter VII) that outline allowable and 
recommended parameters for the development of the Subdistricts Area.  The permitted 
uses are outlined in a Land Use Matrix (UCSP, Chapter VI, pp. V-5 – VI-9) and the 
maximum allowable development is based on the Floor Area Ratios (FAR) and “Use 
Requirements” provided in the development regulations.  In addition, the development 
regulations set the minimum and maximum building heights, the requirements for 
stepbacks, lot coverage, open space requirements, parking regulations, and minimum and 
maximum setbacks.  Figures 3-4 through 3-29 in the Project Description provide the 
development regulations (zoning) that would be established with the adoption of the UCSP 
for each of the 26 subdistricts.  The purpose of the development design guidelines, referred 
to as the Design Manual, is “. . . to specify requirements for the construction, conservation, 
adaptive use, and enhancement of buildings and street scenes contained with Chula Vista’s 
urban core” (UCSP, p. VII-1). 

The UCSP land use regulatory and design provisions do not apply to existing structures not 
undergoing any anticipated improvements, nor to areas outside of the Subdistricts Area. 
The area surrounding the UCSP Subdistricts Area is currently zoned for and occupied by 
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stable residential neighborhoods.  Current Municipal Code residential zoning regulations will 
continue to apply to this area.  The current residential zoning regulations are single-use 
residential zones that do not permit commercial development or mixed-use. Therefore, the 
visual character of the area outside of the Subdistricts Area is not expected to change. 

The following discussion evaluates the anticipated change in visual character of the three 
Districts that comprise the UCSP Subdistricts Area, as allowed by the UCSP development 
standards and design guidelines.

a. Village District 

The future visual character of the Village District would be shaped by the UCSP land use 
and development regulations and development design guidelines.  The Village District 
design goals include promoting sound architectural practices, retaining or repeating 
traditional façade components, developing a steady rhythm of façade widths, creating a 
comfortable scale of structures and supporting pedestrian-oriented activity at the sidewalk 
and amenity areas. Building setbacks would be used to accommodate active public uses 
such as outdoor dining and building indentations should create small pedestrian plazas 
along the streetwall, particularly on Third Avenue. Mid-block pedestrian paseos and 
linkages to parking lots, activity areas, or alleys are encouraged when possible. Parking lots 
would be located to the rear of buildings, subterranean, or in parking structures.

Multiple-use structures, with retail on lower floors and residential or non-retail commercial 
on upper floors, are required along E Street and Third Avenue. Building heights will range 
from low-rise (up to 45 feet in height) in the V-1 and V-2 subdistricts, with taller, mid-rise 
buildings (up to 84 feet in height) in the V-3 subdistrict.  Heights begin to transition again in 
the V-4 subdistrict (up to 60 feet in height) adjacent to residential areas west of Fourth 
Avenue.  Mid-rise buildings are required to step back at least 15 feet from the streetwall at a 
minimum height of 35 feet to create a pedestrian scale along major streets. Building heights 
should vary and enhance public views, and provide adjacent sites with maximum sun and 
ventilation and protection from prevailing winds (UCSP, p. VII-13).

One of the goals of the design guidelines in the Village District is to retain or repeat 
traditional façade components.  Changes to structures will, and need to, occur over time. 
The concern is that these changes do not damage the existing traditional building fabric and 
that the results of building renovation enhance the overall design integrity of the building. 
Section 6 of the Village District Guidelines, Building Additions and Renovation Guidelines,  
(UCSP, pp. VII-30 – VII-35), provides guidance for renovation of or additions to existing 
older commercial buildings in the Village District, and promotes design compatibility 
between infill structures and surrounding buildings.  New infill structures are encouraged to 
use traditional facade components, such as bulkheads, arches, plazas, and balconies, to 
create patterns and alignments that visually link buildings within a block, while allowing 
individual identity of each building. 
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This vision of the future Village District differs markedly from the existing visual character.  
While many of the older commercial structures are planned to be retained and rehabilitated, 
the majority of the Village District will undergo a substantial intensification in land use to 
accommodate projected residential and commercial growth.  The massing, heights and 
densities of existing land use will generally increase, resulting in a more intensified urban 
character. Most notably, currently zoned and occupied single-category land uses could be 
replaced by mixed-use projects that combine commercial/office and high-density residential 
within the same structure or as components mixed within the same block.

A comparison of existing Municipal Code zoning and the proposed UCSP zoning is provided 
in section 5.1.3.1.b of this EIR, and a comparison of existing and proposed land 
use/community character is provided in section 5.1.3.3.  These discussions depict the 
physical changes that would occur with implementation of the UCSP.  To summarize, the 
Village District, would transition from existing mostly low-rise (up to 48 feet in height) 
commercially zoned blocks along Third Avenue and E Street to low and mid-rise (45 feet 
along Third Avenue; 60 feet along Fourth Avenue, and up to 84 feet along E Street) mixed-
use commercial/office/high-density residential blocks and structures.  The existing 
apartments in the southeast corner of the Village District (Subdistrict V-1), would remain 
zoned exclusively for residential at the same height allowed in the existing R-3 zone, 45 
feet. In the west end of E Street, the special provisions of the NTCD Subdistrict V-3 would 
ensure compatibility of the proposed mixed commercial/office and high-density residential 
uses with existing neighboring residential uses through the setbacks, stepbacks, and other 
criteria contained in the NTCD regulations (UCSP, Chapter VII), as outlined in section 
5.1.3.3.b of this EIR.

While these physical changes might be considered substantial, they are not considered to 
be adverse, given adherence to UCSP development regulations and design guidelines for 
the Village District.  The mix of residential, retail and office uses in accordance with quality 
architectural design guidelines envisioned in the UCSP, has the potential to create a 
positive, aesthetically appealing visual character, one in which different visual elements of 
the landscape coincide, augment and complement one another.  However, due to increased 
building heights and mass, existing blue sky views and solar access may be affected.  The 
changes to blue sky views, sun and wind access would be reduced through provisions in 
the Village District design guidelines and NTCD regulations that require minimization of 
obstruction of views, upper-level stepbacks, and articulated and varied roof shape.   In 
addition, the special regulations for mixed-use projects (UCSP, Chapter VI, Section H, p. VI-
44) require that all mixed-use projects “minimize the effects of any exterior noise, odors, 
glare, and other potentially significant effects,” including, shading, loss of light and wind.

In order to demonstrate the potential change in the aesthetic character and illustrate the 
future UCSP vision of the Village District and other UCSP Districts, a visual analysis was 
prepared using site photographs and computer-generated three-dimensional project 
modeling. The resulting photorealistic visual simulations represent how individual projects 
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within the UCSP could develop.  The photosimulations illustrate future conditions with street 
oriented infill development, increased pedestrian activity, and alternate forms of 
transportation and portray many improvements over the existing conditions including the 
redevelopment of existing stores, public street improvements, street trees, benches, new 
sidewalks, and enhanced pedestrian crossings.  The provision of streetscape and other 
public improvements and amenities are included in Chapters V, VIII and XI of the UCSP, 
and are discussed in this EIR in section 3, Project Description, and in section 5.8 Traffic and 
Circulation.

Figure 5.2-2 depicts the intersection of Third Avenue and Davidson Street looking north in 
the Village District.  The existing condition is shown in the top photograph and depicts an 
area consisting of one-story retail and professional buildings along the frontage of the 
streets with parking on both sides of Third Avenue.  The middle image in Figure 5.2-2 
shows an unspecified interim condition with street improvements, improved streetscapes 
and redevelopment of existing shops. The lower image in Figure 5.2-2 depicts the ultimate 
vision for the Village District, with additional quality redevelopment in an Art Deco theme.  
Also depicted in the lower image is a livelier pedestrian environment and stronger sense of 
neighborhood established by the visual elements and building forms of the area. 

The images of future conditions depicted in the photographic simulations are representative 
of the type of development that may occur.  Although the specific types of subsequent 
development projects are not known at this time, all subsequent development projects will 
be required to comply with the UCSP regulatory and design provisions prior to issuance of 
an Urban Core Development Permit or other discretionary permit in order to ensure that the 
prevailing aesthetic character of the Village District is not adversely and significantly 
affected.

b. Urban Core District 

The goals for the design of the Urban Core District include creating a comfortable scale of 
structures, maintaining sunlight exposure and minimizing wind on the street level and 
distinguishing between upper and lower floors. Buildings would be designed with uniform 
front façade heights in order to create a continuous streetwall with store fronts and building 
entries facing the major roadways, Broadway Avenue and H Street, while side setbacks 
would be dedicated to plazas that focus on hardscape rather than landscaping. 

Multiple-use structures, with retail on lower floors and residential or non-retail commercial 
on upper floors are permitted.   Buildings over 60 feet are required step back from the 
streetwall “shoulder” at least 15 feet (UCSP, p. VII-58). The physical design of building 
façades should vary at least every 300 linear feet. The distinction between upper and lower 
building levels would be made by maintaining a storefront level with a much greater window 
area than the upper stories as well as attractive storefront signage, accessories, 
landscaping, and lighting. 
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FIGURE 5.2-2
Intersection of Third Avenue and

Davidson Street Looking North
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The majority of the building heights permitted in the Urban Core subdistricts (16 of 19) 
range from a maximum height of up to 45 feet (i.e., low-rise structures) to up to 84 feet (i.e., 
mid-rise structures).  The UC-18 subdistrict at the E Street Gateway would allow structures 
ranging from 45 to up to 120 feet.  In two Urban Core subdistricts designated as Transit 
Focus Areas (UC-12 and UC-15), the building heights could range from 45 feet to  210 feet. 
 The principal reason for allowing high-rise structures at the these two primary gateways (E 
Street and H Street gateways at Interstate  5) is consistent with the recommendation in the 
GPU (page LUT-91) of creating “landmarks and skyline for key areas of the City, and 
punctuate them as vibrant, active and successful community centers”.  High-rise buildings 
would be subject to the additional provisions of TFAs (refer to section 5.1.3.3.b), as well as 
special design review criteria for buildings in excess of 84 feet in height  (UCSP, p. XI-3).   
The NTCD regulations provide measures such as increased setbacks, stepbacks, lighting, 
landscaping, and screening measures for future development adjacent to R-1 and R-2 
existing single family zones or within TFAs.  Of the 19 subdistricts within the Urban Core 
District, four are subject to the NTCD special provisions (UC-6, UC-8, UC-11, UC-13), which 
are designed to ensure that the character of development within these subdistricts are 
compatible with and complementary to surrounding existing residential areas, as described 
in section 5.1.3.3.b of this EIR. 

The special regulations for TFAs include increased setbacks, stepbacks, lighting, 
landscaping and screening measures for future multi-modal transit-oriented development.  
In addition, as part of project design and submittal, developments within TFAs are required 
to conduct studies to assess the effects of light and solar access, shadowing, and wind 
patterns on adjacent buildings and areas.  Four of the 19 Urban Core District subdistricts 
have been designated as TFAs (UC-1, UC-2, UC-12, and UC-15).  The NTCD regulations 
provide measures such as increased setbacks, stepbacks, lighting, landscaping, and 
screening measures for future development adjacent to R-1 and R-2 existing single family 
zones or within TFAs.  A lengthier discussion of the NTCD and TFA special provisions is 
provided in the land use discussion in this EIR in Section 5.1.3.3.b.

The vision of the Urban Core District allowed by the UCSP differs substantially from the 
existing visual character of the area, primarily due to the intensification of land use 
(increased heights, mass, and density) and integration of residential with commercial and 
office uses.   The comparison of existing and proposed zoning and land use, provided in 
sections 5.1.3.1.b and 5.1.3.3, illustrate the physical changes that would occur within the 
Urban Core District with implementation of the UCSP.  Generally, the Urban Core District 
would transition from single-use commercially zoned blocks along H Street and Broadway to 
primarily mid-rise mixed commercial/office and residential uses.  Two areas currently zoned 
and occupied by low-rise commercial and light-industrial uses would change to multi-modal 
transit focused commercial/office/high-density residential uses in structures up to 210 feet in 
height.  Existing low-rise mobile homes and apartment residential areas west of Broadway 
are allowed in the UCSP to be occupied exclusively by residential uses at higher heights, 
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mass, and density (permitted heights would increase from 48 feet to 84 feet).  Generally, 
changes in the Urban Core District would result in a more intensified urban visual character.  

Due to increased building heights and mass, existing blue sky views and solar and wind 
access may be affected.  The changes to blue sky views, sun and wind access would be
reduced through provisions in the Urban Core District guidelines that require projects to 
“minimize obstruction of views from adjoining structures, and provide adjacent sites with 
maximum sun and ventilation and protection for the prevailing winds” (UCSP, p. VII-58). 
Increased corner stepbacks, upper-level stepbacks, and articulated and varied roof shapes 
are also encouraged in the Urban Core District Guidelines (UCSP, p. VII-58 – VII-61).  
Further solar and wind access provisions are required in the NTCD and TFA regulations 
described above (affecting Urban Core subdistricts UC-6, UC-8, UC-11, UC-13 and UC-1, 
UC-2, UC-12, and UC-15, respectively), which require subsequent development to conduct 
studies to assess the effects of light and solar access, shadowing, and wind patterns on 
adjacent buildings and areas (UCSP, p. VI-41).

The intensification of the Urban Core’s urban visual character is illustrated in Figures 5.2-3 
and 5.2-4.  Figures 5.2-3 and 5.2-4 provide a visual comparison of the existing conditions 
and resulting photosimulations of future conditions for two street segments in the Urban 
Core District.  Figure 5.2-3 shows the existing conditions on H Street looking east towards 
Fifth Avenue in the top image. The existing condition in this photo depicts one- and two-
story professional offices on the north side of H Street and the Chula Vista Mall parking lot 
on the south side of H Street.  The middle image of interim conditions depicts completed 
public street improvements (including wider sidewalks, resurfaced streets, decorative street 
lights, planted medians, and class II bike lanes) as well as new street oriented mid-rise 
development.

Figure 5.2-4 shows the roadway segment of F Street looking east within the Urban Core 
District.  The existing condition in this area, shown in the top image in Figure 5.2-4, consists 
of power lines above ground, vacant lots, and businesses with a parking lot in the front of 
the building.  The buildout of this area as envisioned in the UCSP includes possible mid-rise 
structures with commercial and office uses on the ground floor, with high-density residential 
on the upper floors (refer to bottom image in Figure 5.2-4).  Interim conditions as depicted in 
the middle image of Figure 5.2-4 show the completion of public street improvements and 
incremental new street-oriented development. 

The proposed mix of residential, retail and office uses permitted for the Urban Core District 
in accordance with the UCSP’s architectural design guidelines, has the potential to create a 
positive, aesthetically appealing visual character, albeit one that differs substantially form 
the existing visual character.  The photosimulations of future conditions depicted Figures 
5.2-3 and 5.2-4 are representative of the type of development that may occur; however the 
specific types of subsequent development projects are not known at this time. All 
subsequent development projects will be required to comply with the UCSP regulatory and 
design provisions prior to issuance of an Urban Core Development Permit or other 
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FIGURE 5.2-3
H Street Looking East Towards Fifth Avenue
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FIGURE 5.2-4
F Street Looking East
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discretionary permit in order to ensure that the prevailing aesthetic character of the Urban 
Core District is not adversely and significantly affected. 

c. Corridors District 

In contrast with the Urban Core and the Village Districts, the Corridors District contains 
three separate and distinct areas along Broadway and Third Avenue that are more oriented 
towards automobile than pedestrian traffic. The district is characterized by low-rise 
structures with retail, service, office, and residential uses lining the peripheral ends of 
Broadway and Third Avenue. The design guidelines focus on developing a cohesive blend 
of high-quality new commercial and residential development.

The heights and setbacks in the Corridor District should vary from adjacent or adjoining 
buildings to ensure diversity in building type. One-story buildings along Broadway and Third 
Avenue should be placed close to the sidewalk to reinforce a pedestrian scale. Two-story 
buildings should be located farther away from the sidewalk and use a plaza as a transition 
from the right of way to the building. The maximum building height in the Corridor District is 
45 feet.  Building heights should enhance public views, minimize obstruction of views from 
adjoining structures, and provide adjacent sites with maximum sun and ventilation and 
protection from prevailing winds. 

The physical changes that would occur in the Corridors District include the change from low 
and mid-rise single-use commercial office and central commercial uses to mid-rise mixed 
use, primarily retail and office uses (with limited residential uses with a CUP) at maximum 
heights of 60 feet at the south end of Third Avenue and 45 feet (same as the existing 
zoning) at the south and north ends of Broadway in the C-2 and C-3 subdistricts.  At the 
south end of Third Avenue, in the C-1 Subdistrict, the special regulations of the NTCD 
would ensure compatibility of the proposed mixed retail/office uses with adjacent existing 
residential uses.   (NTCD setbacks, stepbacks, and other criteria are outlined in section 
5.1.3.3.b of this EIR.  In addition, sections 5.1.3.1 and 5.1.3.3 include further discussion of 
proposed zoning and land use changes allowed under the UCSP for the Corridors District.) 

These physical changes and resulting visual character are represented in the 
photosimulations depicted in Figure 5.2-5. Figure 5.2-5 shows the intersection of Broadway 
and D Street looking south, within the north extent of the Corridors District C-3 subdistrict.  
This view depicts existing single-story buildings with automotive, retail, and commercial 
uses along Broadway.  The photosimulations in the middle and lower images illustrate the 
future conditions with street oriented infill development with increased pedestrian activity 
and alternate forms of transportation.  The photosimulations portray many improvements 
over the existing conditions including the redevelopment of existing stores, public street 
improvements, street trees, benches, new sidewalks, and enhanced pedestrian crossings.  
Also depicted in the lower image, in the background to the right, are the allowable high-rise 
structures associated with the Transit Focus Area of the Urban Core District located at the E 
Street trolley station.
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FIGURE 5.2-5
Intersection of Broadway and D Street

Looking South
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The proposed integration of retail and office uses permitted for the Corridors District in 
accordance with the UCSP’s development regulations and design guidelines, has the 
potential to create an aesthetically appealing visual environment, albeit one that differs from 
the existing visual character.   Due to increased building heights and mass, however, 
existing blue sky views and solar and wind access may be affected.  The changes to blue 
sky views,  sun and wind access would be reduced through provisions in the Corridors 
District guidelines that require projects to incorporate building heights that “enhance public 
views and provide adjacent sites with maximum sun and ventilation and protection for the 
prevailing winds” (UCSP, p. VII-87).  Additional solar and wind access minimization 
measures in the NTCD regulations for Subdistrict C-1 that mandate additional setback, 
stepbacks, and screening measures for parcels adjacent to existing residential areas.

The type of future development depicted in the photosimulations of interim and future 
conditions in Figure 5.2-5, are representative of that which may occur.  The specific types of 
subsequent development projects within the Corridors District are not known at this time.   
All subsequent development projects will be required to comply with the UCSP regulatory 
and design provisions prior to issuance of an Urban Core Development Permit or other 
discretionary permit in order to ensure that the prevailing aesthetic character of the 
Corridors District is not adversely and significantly affected.

d. Design Review Process 

The development standards and design guidelines in the UCSP ensure that development 
within the UCSP area would not result in architecture, urban design, landscaping, or 
landforms that negatively detract from the prevailing aesthetic character or quality of the site 
or surrounding area. Although the specific types of subsequent development projects within 
are not known at this time, all subsequent development projects in the UCSP Subdistricts 
Area will be required to comply with the UCSP development regulations (UCSP, Chapter VI) 
and design guidelines (UCSP, Chapter VII).  Compliance with these regulations and 
guidelines will avoid or reduce potential impacts to a level below significance.  (The design 
review process of the UCSP is discussed further in this EIR in the Project Description.)  
Accordingly, the proposed project will not result in a significant impact to the prevailing 
aesthetic character of the UCSP site or surrounding area.

Subsequent development in the UCSP will be reviewed for consistency with the UCSP, in 
particular the Land Use and Development Regulations and Development Design 
Guidelines. The design review will be conducted through the design review process 
established in Chapter XI of the UCSP and summarized in the Project Description of the 
EIR, Chapter 3.  In brief, one of two design review processes is to be followed depending on 
whether the project area lies within an existing redevelopment plan area.  The majority of 
the UCSP Subdistricts Area lies within a redevelopment project plan area and discretionary 
review of subsequent projects would require review by the CVRC.  For projects outside of a 
redevelopment plan (but within the Subdistricts Area) design review would follow existing 
City procedure. 
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The design review process subjects all private and public discretionary projects to review 
and evaluation prior to issuance of an Urban Core Development Permits or other building 
permit, to determine their compliance with the objectives and specific requirements of the 
UCSP.

5.2.3.3  Light and Glare 

Criterion 3:  Create a new source of substantial light or glare which would 
adversely affect day or nighttime views in the area.  

Light sensitive activities (e.g. sleeping) could potentially be adversely impacted by light or 
glare in excess of baseline conditions due to buildout of the UCSP and intensification of 
land use.  The existing light and glare conditions of the UCSP are those typical of a 
commercial area with limited nighttime activity.  The commercial corridors of Third Avenue, 
E Street, H Street and Broadway currently exhibit nothing atypical in terms of light and glare. 
 Lighting is limited to ornamental lighting, lighted signage, and security lighting.  Glare, 
resulting from reflective surfaces unshielded from the sun or electric light, are currently 
minimal.

Existing light-sensitive uses within the Subdistricts Area include residents of multi-family 
apartments in the Urban Core District west of Broadway and residents of the older single-
family residences neighboring the Third Avenue business district.  Additional single-family 
houses, duplexes and apartments surround the Subdistricts Area.  These light-sensitive 
uses would potentially be subject to lighting impacts resulting from new sources of 
decorative lighting of buildings, parking lot lighting, or outdoor security lighting associated 
with development in accordance with the UCSP.  Residents of future residential units that 
are to be located within the Subdistricts Area would also be potentially subjected to 
nuisance glare and lighting.   New sources of glare would potentially arise from new infill 
development and redevelopment of existing structures with extensive glass or other 
unshielded reflective surfaces. 

Various provisions in the UCSP development regulations and design guidelines (UCSP 
Chapters VI and VII) serve to control light and glare sources and ensure that light pollution 
and glare would be minimal.  The special regulations for mixed-use projects (UCSP, 
Chapter VI, Section H, p. VI-44)  require that all mixed-use projects “minimize the effects of 
any exterior noise, odors, glare, and other potentially significant effects,” including, 
presumably, shading, loss of light and wind.  For each District, the UCSP contains a set of 
private development and public realm design guidelines (UCSP Chapters VII and VIII) that 
include lighting requirements to reduce glare, exposure or brightness, angle and depth of 
field, and duration.   Many lighting sources are encouraged to be timed or motion-sensitized. 
  These provisions are contained in the Lighting subsection of District Design Guidelines for 
each District included in UCSP Chapter VII, Development Design Guidelines.
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a. Village District 

For the Village District the following guidelines relevant to lighting and glare are provided: 

 Natural building exterior and roof materials such as brick, stone or stucco and neutral 
colors are preferred (p. VII-18). 

 Use of clear glass (not reflective glass) is required on first floor storefronts (p. VII-19). 

 Bright and intense lighting, and the use of bright and intense neon outlining of windows, 
are strongly discourage for franchise/corporate architecture (p. VII-23). 

 Awnings and canopies are recommended as protection against sun and rain (p. VII-25) 
but potentially serve the additional purpose of shielding glare from reflective glass 
windows.

 Aluminum awnings or canopies, or glossy, shiny plastic or similar awning materials are 
not permitted (p. VI-26). 

 Side and rear entrance security lighting should be modest and should focus on the side 
or rear entry door (p. VII-27). 

 Lighting sources should be shielded, diffused or indirect to avoid glare for pedestrians 
and motorists (p. VII-37). 

 Regarding sign illumination: whenever indirect lighting fixtures are used (fluorescent or 
incandescent), care should be taken to properly shield the light source to prevent glare
from spilling over into residential areas and any public right-of-way (p. VII-44). 

b. Urban Core District 

The following guidelines relating to light and glare are provided in the UCSP for the Urban 
Core District: 

 Building materials color and texture should be simple and subdued (p. VII-60). 

 Awnings and overhangs should be used on facades in conjunction with street trees to 
provide shade for pedestrians (p. VII-58). Storefront awnings should be provided along 
south and west facing buildings to enhance the pedestrian experience (p. VII-63).  
Awnings and overhangs would also likely shield storefront windows from emitting glare. 

 Use of clear glass (not reflective glass) is required on first floor storefronts (p. VII-64). 

 Lighting sources should be shielded, diffused or indirect to avoid glare for pedestrians 
and motorists (p. VII-66). 
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 Regarding sign illumination: whenever indirect lighting fixtures are used (fluorescent or 
incandescent), care should be taken to properly shield the light source to prevent glare 
from spilling over into residential areas and any public right-of-way (p. VII-74). 

c. Corridors District 

Relevant guidelines applicable to the Corridors District include the following: 

 Clear windows (not reflective) should be provided at storefront locations (p. VII-88). 

 Natural building materials, such as brick, stone and copper should be used where 
applicable (p. VII-90). 

 Bright and intense lighting of corporate logos is prohibited (p. VII-91) and the use of 
bright and intense neon outlining of windows is strongly discouraged (p. VII-91). 

 Lighting, particularly at all building entrances, should be adequate but not exceedingly 
bright (p. VII-92). 

 The type and location of lighting should minimize direct glare onto adjoining properties.  
Lighting should be shielded to confine all direct rays within the property (p. VII-98). 

 Lighting should not exceed more than 5 foot-candles of illumination within 50 feet of a 
property used as or zoned residential (p. VII-98). 

 Parking lot lighting fixtures should not exceed 35 feet in height,.  When within 50 feet of 
residentially zoned properties, fixtures should not exceed 20 feet (p. VII-99). 

 Lighting should not be animated (p. VII-99). 

 Lighting fixtures with exposed bulbs are prohibited (p. VII-99). 

 Parking lot lighting should utilize pedestrian-scaled rather than high-mast light fixtures 
(p. VII-102). 

 Parking and circulation lighting systems should be designed for two levels, one during 
normal operations hours, and another reduced intensity level during late non-operational 
hours (p. VII-102). 

 Regarding sign illumination: whenever external lighting fixtures are used, care should be 
taken to properly shield the light source to prevent glare from spilling over into 
residential areas and any public right-of-way (p. VII-107). 

 Regarding window signs:  lighted signs, flashing signs or any other sign not applied 
directly to a windowpane are not permitted (p. VII-109). 
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d. Mixed-Use Project Guidelines 

In addition to the relevant light and glare design guidelines applicable to each District, the 
Special Guidelines applying to Mixed Use Projects (UCSP Chapter VII, Section 3) include 
the provisions regarding light and glare.  Mixed-use projects are those that combine both 
commercial/office and residential uses or structures in a single lot or as components or a 
single development. The following light and glare special provisions for mixed-use 
development largely serve to shield the residential components of a mixed-use project: 

 Residential units should be shielded from illuminated commercial signs (p. VII-116). 

 Parking lot lighting and security lighting for the commercial uses should be appropriately 
shielded so as not to spill over into the residential area (p. VII-117). 

e. Public Realm Design Guidelines 

The lighting guidelines of the Public Realm Guidelines (UCSP, Chapter VIII) include the 
following provisions to reduce glare and lighting: 

 Encourage lighting that avoids casting glare onto adjacent streets in such a manner as 
to decrease the safety of vehicular movement (p. VIII-37). 

 Encourage lighting that uses full or partial cut-off lighting fixtures to minimize light 
pollution and addresses “dark skies” goals (p. VIII-37). 

 A dual level-lighting system is required for street lighting in the UCSP area.  One level 
function during normal operating hours and another will project reduced intensity light 
levels throughout late (1:00 a.m. to daylight) non-operating hours (p. VIII-38). 

 For all public parking lot lighting, the style of lighting shall not exceed 25 feet in height, 
and shall minimize glare into the night sky and adjacent areas (p. VIII-38). 

Although the specific types of subsequent development projects are not known at this time, 
all subsequent development projects in the UCSP Subdistricts Area will be required to 
comply with these UCSP development regulations and design guidelines.  Compliance with 
these regulations and guidelines will avoid or reduce potential light and glare impacts to a 
level below significance.  Accordingly, the proposed project will not result in a significant 
light and glare impact.

5.2.4 Summary of Significance Prior to Mitigation 
Since there are no scenic vistas or designated Scenic Roadways within the UCSP area and 
the UCSP establishes design standards to enhance the view corridors at the primary and 
secondary gateways while preserving and complementing the existing Third Avenue 
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archway within the UCSP area, no significant impacts to scenic vistas or scenic resources 
would result from implementation of the UCSP. 

The GPU contains policies that require the preparation of urban development guidelines 
and design standards within the Urban Core. The UCSP contains these regulations and 
design standards which outlines allowable and recommended parameters for future 
development of the area.  The UCSP Land Use and Development Regulations (UCSP, 
Chapter VI) establish FARs, lot coverage, stepback requirements, parking requirements, 
open space requirements, and permitted land uses within the UCSP area.  The 
Development Design Guidelines for the UCSP (Chapter VII) contain standards such as 
building heights and massing, public view corridors, and circulation linkages that establish 
mixed-use development and achieve a high quality pedestrian-scaled environment 
consistent with policies in the GPU.

The development regulations and design guidelines of the UCSP would allow development 
to occur within the UCSP Subdistricts Area that would change the existing visual character
from mostly low-rise (up to 48 feet in height) single-use commercial blocks, surrounded by 
multi-family residential blocks, to a mix of low-rise (up to 45 feet) 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. The three-fold increase in population projected for the urban core would be 
accommodated in the Subdistricts Area through substantial intensification of existing land 
use, through greater building heights and mass.  Existing visual character, blue sky views, 
solar access, ventilation, and glare/lighting would be affected by this intensification in land 
use.

All subsequent development projects in the UCSP Subdistricts Area will be required to 
comply with the UCSP development regulations (UCSP, Chapter VI) and design guidelines 
(UCSP, Chapter VII) and other relevant provisions of the UCSP, as a part of the design 
review process, in order to avoid or reduce potential impacts to a level below significance.  
Accordingly, the proposed UCSP would not result in a significant impact to the prevailing 
aesthetic character of the site or surrounding area or result in adverse substantial light or 
glare.

5.2.5 Mitigation Measures 

5.2.5.1  Visual Character 

To ensure avoidance or reduction of potential visual character impacts in accordance with 
Criterion 2, all subsequent development projects in the UCSP Subdistricts Area will be 
required to comply with relevant UCSP provisions, as follows:

Mitigation Measure 
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5.0  Environmental Impact Analysis  5.2  Landform Alteration and Visual Quality 

5.2.5-1 All subsequent development projects in the UCSP Subdistricts Area shall comply 
with UCSP development regulations and design guidelines which are necessary to 
reduce or avoid potential impacts to landform alteration and visual quality (including 
blue sky views, solar access, and ventilation), and which may include but not be 
limited to the special development regulations for mixed-use projects (p. VI-44), the 
NTCD and TFA regulations (p. VI-40), and the siting and architectural design 
guidelines for each district (Chapter VII).  Prior to approval of a subsequent 
development project, the Community Development Director or Planning and Building 
Director of the City shall identify the specific provisions of the UCSP which shall be 
included in the conditions of approval in order to avoid or to reduce potential impacts 
to below significance.

5.2.5.2  Light and Glare 

To ensure avoidance or reduction of potential light and glare impacts per Criterion 3, all 
subsequent development projects in the UCSP Subdistricts Area will be required to comply 
with relevant UCSP provisions, as follows:

Mitigation Measure 

5.2.5-2 All subsequent development projects in the UCSP Subdistricts Area shall comply 
with UCSP development regulations and design guidelines which are necessary to 
reduce or avoid potential adverse impacts to light or glare and which may include 
but not be limited to the provisions included in section 5.2.3.3 a through e of this 
EIR.  Prior to approval of a subsequent development project, the Community 
Development Director or Planning and Building Director of the City shall identify the 
specific provisions of the UCSP which shall be included in the conditions of approval 
in order to avoid or to reduce potential light and glare impacts to below significance. 

5.2.6 Summary of Significance After Mitigation 
Implementation of Mitigation Measures 5.2.5-1 and 5.2.5-2 would reduce potential 
significant landform alteration and aesthetics impacts to below a level of significance. 
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FIGURE 5.3-3
Historically Significant Architectural Sites

!?

!?

!?

!?
!?

!?

!?

!?

!?

!?

!?

!?

!?

!?

!?

!?

!?!?

!?

!?
!?

!?

!?

!?

!?

!?

!?

!?

!?!?

!?

!?

!?

!?

!?

!?

!?

!?
!?

!?

!?

!?

!?

!?

!?!?
!?

!?

!?

!?

"

""

"

"

_̂ _̂

_̂

_̂

_̂

_̂

F Str
eet

D Str
eet

H Str
eet

I Stre
et

J Str
eet

K Str
eet

L Str
eet

D
el M

ar Avenue

San
Diego
Bay

Fifth
A
venue

G Str
eet

E Str
eet

Fourth
Avenue

Third
Avenue

B
roadw

ay

IN
TER

STATE
5

C Str
eet

State
Rout

e 54

!?

!?

!?

!?
!?

!?

!?

!?

!?

!?

!?

!?

!?

!?

!?

!?

!?!?

!?

!?
!?

!?

!?

!?

!?

!?

!?

!?

!?!?

!?

!?

!?

!?

!?

!?

!?

!?
!?

!?

!?

!?

!?

!?

!?!?
!?

!?

!?

!?

"

""

"

"

_̂ _̂

_̂

_̂

_̂

_̂

F Str
eet

D Str
eet

H Str
eet

I Stre
et

J Str
eet

K Str
eet

L Str
eet

D
el M

ar Avenue

San
Diego
Bay

Fifth
A
venue

G Str
eet

E Str
eet

Fourth
Avenue

Third
Avenue

B
roadw

ay

IN
TER

STATE
5

C Str
eet

State
Rout

e 54

M:\jobs2\4066\common_gis\fig5.3_3.mxd 03/23/06

Image source: Copyright 2004 AirPhotoUSA, LLC, All Rights Reserved (flown April 2004)

0 2,000Feet N

UCSP Subdistricts Area

UCSP Study Area _̂ Designated Sites

" Eligible Historic

!? Surveyed and Found Ineligible

Historically Significant Sites/Structures

















FIGURE 5.4-1
Geologic Formations
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FIGURE 5.4-2
Soil Types
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FIGURE 5.5-1
Paleontological Sensitivity
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FIGURE 5.8-1
General Plan Update

Urban Core Circulation Element
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Map Source: City of Chula Vista, GPU, December 2005







FIGURE 5.8-2
Existing Roadways and Intersections
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Map Source: Kimley-Horn and Associates, October 2005

















Street Segment

Total
Travel
Lanes Median/Turn Lane

Curb-to-
Curb
Width Parking

Bike
Lane

E St between  I-5 and Woodlawn Ave 4 Two-Way Left Turn Lane 70’ N N

E St between Woodlawn Ave and Broadway 4 Two-Way Left Turn Lane 70’ N N

E St between Broadway and 1st  Ave 4 N 62’ Y N

E St between 1st Ave and I-805 4 Two-Way Left Turn Lane 71’ N Y

F St between I-5 and Woodlawn Ave 4 N 66’ Y N

F St between Woodlawn Ave and Broadway 4 N 66’ Y N

F St between Broadway and 4th Ave 2 N 40’ Y N

F St between 4th Ave and 3rd Ave 4 Raised Median 65’ N N

H St between I-5 and Broadway 4 Two-Way Left Turn Lane 64’ N N

H St between Broadway and 3rd Ave 4 Two-Way Left Turn Lane 64’ N N

H St between 3rd Ave and Hilltop Dr 4 Two-Way Left Turn Lane 64’ N Y

H St between Hilltop Dr and I-805 4 N 65’ N N

J St between Bay Blvd and Broadway 4 Raised Median 67’ N N

L St between I-5 and Broadway 4 Two-Way Left Turn Lane 63’ N N

L St between Broadway and Hilltop Dr 4 N 64’ Y N

Woodlawn Ave between E St and F St 2 N 36’ Y N

Woodlawn Ave between G St and H St 2 N 33’ Y N

Broadway between SR-54 and C St 4 N 68’ N N

Broadway between C St and E St 4 Two-Way Left Turn Lane 70’ Y N

Broadway between E St and F St 4 N 68’ Y N

Broadway between F St and H St 4 Two-Way Left Turn Lane 82’ Y N

Broadway between H St and K St 4 Two-Way Left Turn Lane 80’ Y N

Broadway between K St and L St 4 Two-Way Left Turn Lane 80’ Y N

Broadway south of  L St 4 Raised Median 82’ Y N

4th Ave  between SR-54 and C St 4 Raised Median
Extended NB/SB RT Lanes 90’ N N

4th Ave  between C St and E St 4 N 64’ Y N

4th Ave  between E St and H St 4 Two-Way Left Turn Lane 64’ N N

4th Ave  between H St and L St 4 N 63’ Y N

3rd Ave between C St and E St 4 N 64’ Y N

3rd Ave between E St and F St 2 N 62’ Y N

3rd Ave between F St and Madrona St 4 Raised Median 101’ Y N

3rd Ave between Madrona St and G St 4 N 72’ Y N

3rd Ave between G St and H St 4 Two-Way Left Turn Lane 66’ Y N

3rd Ave between H St and L St 4 Two-Way Left Turn Lane 63’ N N

3rd Ave south of  L St 4 Two-Way Left Turn Lane 61’ N N

FIGURE 5.8-3
Existing Roadway GeometricsM:\JOBS2\4066\env\graphics\fig5.8-3.ai     05/24/06

Map Source: Kimley-Horn and Associates, October 2005
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FIGURE 5.8-5
Year 2030 Conditions ADT Volumes

M:\JOBS2\4066\env\graphics\fig5.8-5.ai     03/24/06

Map Source: Kimley-Horn and Associates, October 2005
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Note:  Route may use E Street or F Street

FIGURE 5.8-7
West Side Shuttle Proposed Route

M:\JOBS2\4066\env\graphics\fig5.8-7.ai     05/23/06

Map Source: City of Chula Vista, UCSP, April, 2006
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FIGURE 5.8-9
Year 2030 with Improvements

Intersections Geometrics
M:\JOBS2\4066\env\graphics\fig5.8-9.ai     03/24/06

Map Source: Kimley-Horn and Associates, October 2005



FIGURE 5.8-10
Year 2030 with Improvements

Intersections Geometrics
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Map Source: Kimley-Horn and Associates, October 2005



FIGURE 5.8-11
Project Features/Improvements

at Study IntersectionM:\JOBS2\4066\env\graphics\fig5.8-11.ai     03/24/06

Map Source: Kimley-Horn and Associates, October 2005

















FIGURE 5.8-12
Study Intersections Remaining LOS E

M:\JOBS2\4066\env\graphics\fig5.8-12.ai       03/24/06

Map Source: Kimley-Horn and Associates, October 2005







FIGURE 5.9-1
Exterior Land Use-Noise
Compatibility GuidelinesM:\JOBS2\4066\env\graphics\fig5.9-1.ai     05/23/06

Map Source: City of Chula Vista, GPU, December 2005, 2006





FIGURE 5.9-2
Noise Measurement Locations
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FIGURE 5.9-3
Year 2030 Traffic Noise Contours
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FIGURE 5.10-1
Link and Receptor Network For a Single

Intersection with Dedicated Left Turn Lanes
M:\JOBS2\4066\env\graphics\fig5.10-1.ai         03/20/06
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FIGURE 5.10-2
Windrose for Chula Vista

M:\JOBS2\4066\env\graphics\fig5.10-2.ai          05/22/06

Map Source: San Diego Air Pollution Control District
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Map Source: City of Chula Vista, GPU EIR, December 2005, Modified

FIGURE 5.13-1
Sites of Potential Environmental Concern

within the UCSP Boundary
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Map Source: City of Chula Vista, GPU EIR, December 2005, Modified

FIGURE 5.13-2
Leaking Underground Storage Tank (LUST)
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Map Source: City of Chula Vista, GPU EIR, December 2005, Modified

FIGURE 5.13-3

USCP Study Area

USCP Subdistricts Area

Compensation and Liability Information System (CERCLIS) List
Sites of Potential Environmental Concern
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FIGURE 5.13-4
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Map Source: City of Chula Vista, GPU EIR, December 2005, Modified

United States Environmental Protection Agency,
Emergency Response Notification System (ERNS)
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Map Source: City of Chula Vista, GPU EIR, December 2005, Modified

FIGURE 5.13-5
State Water Resources Control Board (SWRCB)

Spills, Leaks, Investigation, and Cleanups (SLIC)
(SPILLS) Lists Sites of Potential Environmental Concern
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Map Source: City of Chula Vista, GPU EIR, December 2005, Modified

FIGURE 5.13-6USCP Study Area

USCP Subdistricts Area United States Environmental Protection Agency,
Resource Conservation and Reclamation Act (RCRA)

(Corrective Action) CORRACTS List Sites of
Potential Environmental Concern
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Map Source: City of Chula Vista, GPU EIR, December 2005, Modified

FIGURE 5.13-7
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Map Source: City of Chula Vista, GPU EIR, December 2005, Modified
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6.0 Cumulative Impacts 

6.0 Cumulative Impacts 
The State CEQA Guidelines (Section 15355) define a cumulative impact as “an impact 
which is created as a result of the combination of the project evaluated in the EIR together 
with other projects causing related impacts.” The Guidelines further state that “an EIR 
should not discuss impacts which do not result in part from the evaluated project.”

Section 15130(a) of the State CEQA Guidelines requires a discussion of cumulative impacts 
of a project “when the project’s incremental effect is cumulatively considerable.” 
Cumulatively considerable, as defined in Section 15065(c), “means that the incremental 
effects of an individual project are considerable when viewed in connection with the effects 
of past projects, the effects of other current projects, and the effects of probably future 
projects.”

The evaluation of cumulative impacts is required by Section 15130(b)(1) to be based on 
either (a) “a list of past, present, and probable future projects producing related or 
cumulative impacts, including, if necessary, those impacts outside the control of the 
agency,” or (b) “a summary of projections contained in an adopted plan or related planning 
document, or in a prior environmental document which has been adopted or certified, which 
described or evaluated regional or area wide conditions contributing to the cumulative 
impact.” This analysis relies on regional planning documents, in accordance with Section 
15130(b)(1)(B), to serve as a basis for the analysis of the cumulative effects of the proposed 
UCSP.

Pursuant to Section 15130(d), cumulative impact discussions may rely on previously 
approved land use documents such as general plans, specific plans, and local coastal plans 
and may be incorporated by reference. In addition, no further cumulative impact analysis is 
required when a project is consistent with such plans, where the lead agency determines 
that the regional or area-wide cumulative impacts of the proposed project have already 
been adequately addressed in a certified EIR for that plan.

In addition, Section 15130(e) states that an EIR “should not further analyze a cumulative 
impact if it was adequately addressed in a prior EIR for a community plan, zoning action, or 
general plan, and the project is consistent with that plan.”

The cumulative impacts assessment in this section primarily relies on the cumulative impact 
determinations in the Chula Vista GPU EIR.  The following issues were identified as 
cumulatively significant in the GPU EIR: landform alteration/aesthetics; cultural resources; 
paleontological resources; transportation; noise; potable water; energy; and housing and 
population.  Where the UCSP would add incremental effects to the issues identified above, 
the effects associated with the UCSP are also considered cumulatively significant.
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Other regional plans used to assess cumulative impacts in this section include: the Chula 
Vista General Plan; the SANDAG Regional Comprehensive Plan (RCP); the Chula Vista 
MSCP; the Water Quality Control Plan for the San Diego Basin; the San Diego APCD 
RAQS; and the Regional Water Facilities Master Plan. These plans are discussed in the 
Environmental Impact Analysis, Section 5.0, of this EIR, and are incorporated by reference 
in the cumulative analysis below. These documents are on file at the City of Chula Vista and 
are available for review at the Chula Vista Planning Department at 276 Fourth Avenue and 
the Chula Vista Civic Center Library at 365 F Street in the City of Chula Vista.

On July 23, 2004, the SANDAG Board of Directors adopted the RCP for the San Diego 
region. The RCP serves as the long-term planning framework for the San Diego region. It 
provides a broad context in which local and regional decisions can be made that move the 
region toward a sustainable future; a future with more choices and opportunities for all 
residents of the region. The RCP integrates local land use and transportation decisions and 
focuses attention on future growth. The RCP contains an incentive-based approach to 
encourage and channel growth into existing and future urban areas and smart growth 
communities.

The goal of the RCP is to ensure a high quality of life for current and future generations and 
to work toward a society that has resolved its housing shortage, transportation problems,
and energy issues, and provides healthy, desirable environments for people and nature. 

The basis for determining the direct impacts of the adoption of the UCSP assumes the GPU 
growth projections for the area outside of the UCSP area.  The GPU provides the basis for 
the cumulative analysis presented in this section.  The growth projections used in the GPU 
are consistent for each of the issues evaluated.  Since the GPU uses worst-case 
environmental assumptions, the GPU assumptions were used for the cumulative analysis.  
The cumulative discussion evaluates the proposed project for conformance to the GPU and 
identifies those areas where the UCSP may differ from that plan. In addition, the potential 
effect of the development was considered.

A broad examination of cumulative impacts involves considering the project together with 
growth of the City. Development pursuant to the GPU would occur in accordance with the 
land use designations and development intensities identified in the Land Use and 
Transportation Element. These designations promote the redevelopment of underused land 
to higher uses, compact development, mixed-use development to promote a pedestrian-
friendly environment, an improved balance between employment and housing, and 
protection of Chula Vista’s natural resources.

The land uses and the associated potential development designated in the GPU correlates 
to regional growth estimates made by SANDAG. SANDAG estimates anticipated growth for 
the 18 cities and the unincorporated areas within San Diego County for the purpose of 
allocating growth to specific areas and identifying regional transportation infrastructure 
needed to support regional growth. 
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The population growth projected to occur by 2030 would necessitate augmentation of the 
City’s current housing stock, infrastructure, and public services. Cumulative impacts would 
occur as a result of multiple projects developed by 2030. The proposed GPU strategy is to 
anticipate the cumulative effects of growth and plan for it in a manner that is balanced in its 
approach. The focused growth strategy addresses future growth as a whole, and proposes 
policies to avoid impacts on a cumulative basis.

6.1 Land Use, Planning, and Zoning 

SANDAG forecasts significant population growth for the region.  By 2030, the City of Chula 
Vista was projected by SANDAG to reach a population of 280,000.   City of Chula Vista 
GPU projections forecast an even greater number, with a projected population of 300,000 
by the year 2030.  The City’s GPU, in consideration of  smart growth principles and 
recognition of demographic trends toward city center revitalization, seeks to direct such 
growth to the already developed, western portion of the City; the traditional urban core of 
the City.   This is in marked contrast to the earlier General Plan update in 1989 which 
sought to accommodate population growth in the undeveloped eastern portion of the City.  
To this end, the City has developed the UCSP in order to implement the vision of the urban 
core included in the GPU. The City is also currently planning the Chula Vista Bayfront 
Master Plan for the bayfront area west of the UCSP, which will complement the land use 
plans and goals of the UCSP and urban core area.

The proposed UCSP is consistent with the goals and policies of the GPU and serves as the 
implementing document to realize the GPU vision for the urban core.  Through land use 
development regulations (zoning) and development design guidelines, the UCSP, in 
conformance with the GPU, provides for the orderly growth of the City. The land use 
regulatory provisions of the UCSP apply only to the UCSP Subdistricts Area, while existing 
Municipal Code zoning regulations will continue to apply in the surrounding study area; 
thereby promoting more intense residential and commercial land uses in the Subdistricts 
Area while preserving the existing lower density residential uses in the study area. 

The proposed UCSP, in conjunction with redevelopment and greater utilization of existing 
land within western Chula Vista, would contribute to an overall increase in urban density 
within this area. According to the GPU, the number of multi-family units within the UCSP 
Subdistricts Area would increase at buildout from 3,700 existing units to 10,800 units 
through in-fill and limited redevelopment.  The City’s GPU has anticipated these cumulative 
effects associated with a more urban and dense redevelopment environment and created 
specific design and planning standards, which are mirrored in the UCSP, to ensure an 
effective use of land within the UCSP area. Planned for increases in urban density could 
have concomitant increases in density driven cumulative environmental impacts, such as 
traffic, noise, air quality, public services, and public utilities.  However, because these 
effects were anticipated and planned for in the GPU, and the proposed UCSP is in 
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conformance with the GPU,  no cumulative land use and planning impacts would occur with 
implementation of the UCSP.

6.2 Landform and Visual Aesthetics 

The cumulative assessment of landform alteration/aesthetics impacts relies on SANDAG’s 
Regional Comprehensive Plan and the analysis of cumulative landform alteration/aesthetics 
impacts in the certified EIR for the GPU. Development in the UCSP Subdistricts area would 
occur in previously developed locations. The aesthetic effects of the proposed UCSP are 
focused on the bulk and mass represented by the designated land uses.  The potential for 
an adverse effect is contingent upon the design and location of future buildings.

Future growth has the potential to impact the visual environment through fundamental 
changes in land use.  Adoption of the UCSP would result in increased density within the 
UCSP Subdistricts Area which would result in increased building heights and mass. The 
UCSP contains regulations and design standards which outline allowable and 
recommended parameters for the development of the Subdistricts Area.  The design 
guidelines for the UCSP contain standards such as building heights and massing, protection 
of public view corridors, and circulation linkages, that establish mixed-use development and 
achieve a high quality pedestrian-scaled environment.

The change in visual quality within the UCSP area would contribute incrementally to 
cumulative impacts with regards to aesthetics. However, design controls placed on 
subsequent projects by the City would ensure that development occurs in accordance with 
the City’s goals and design objectives for this area; therefore, the project would not result in 
cumulative negative aesthetic impacts. 

6.3 Cultural Resources 

The cumulative assessment of cultural resources impacts relies on SANDAG’s Regional 
Comprehensive Plan and the analyses of cumulative cultural resources impacts in the 
certified EIR for the GPU. The continued pressure to develop or redevelop areas would 
result in incremental impacts to the historic record in the San Diego region. Regardless of 
the efforts to avoid impacts to cultural resources, the more that land is converted to 
developed uses the greater the potential for impacts to cultural resources. While any 
individual project may avoid or mitigate the direct loss of a specific resource, the effect is 
considerable when considered cumulatively.

The RCP concluded that the loss of historic or prehistoric resources from the past, present, 
and probable future projects in the Southern California/Northern Baja California, Mexico 
areas would contribute to cumulatively significant impacts to cultural resources. The EIR for 
the GPU indicated that Implementation of the proposed general plan, in conjunction with 
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other future projects, would result in a significant cumulative impact to cultural resources.  
The GPU EIR established mitigation measures for western Chula Vista which require than 
an archaeological survey shall be completed for any development project that includes 
previously undisturbed acreage and that any future development that has not been 
previously examined shall be subject to a cultural resources survey to identify any specific 
resources that could be potentially affected by the proposed project. These mitigation 
measures would reduce incremental cumulative impacts associated with the GPU adoption, 
but it would not reduce the cumulative impact to cultural resources to below a level of 
significance due to the RCP conclusion that any loss of cultural resources would be 
significant. The proposed UCSP conforms to the mitigation measures of the GPU through 
incorporation of Mitigation Measures 5.3.5-1 through 5.3.5.5 in this EIR, and to the analysis 
completed for the GPU EIR.  The cumulative effect on cultural resources resulting from the 
adoption of the UCSP, in conformance with the GPU is therefore significant and 
unmitigated.

6.4 Paleontological Resources 

The cumulative assessment of paleontological resources impacts relies on SANDAG’s 
Regional Comprehensive Plan and the analyses of cumulative paleontological resources 
impacts in the certified EIR for the GPU. The GPU EIR concluded that impacts to 
paleontological resources, similar to cultural resources, would be cumulatively significant.  
Mitigation measures that incorporated a grading threshold and pre-construction and 
construction monitoring protocol were included in the GPU EIR and were concluded to 
reduce impacts to below a level of significance.  The proposed UCSP conforms to the 
analysis completed for the GPU EIR and the mitigation measures of the GPU EIR through 
incorporation of Mitigation Measure 5.5-1 in this EIR. 

As discussed in Section 5.5, Paleontological Resources, the majority of the UCSP area 
overlies geologic formations assigned a moderate sensitivity rating.   Based on the 
excavation activities associated with development, the UCSP has the potential to impact 
subsurface paleontological resources. Mitigation measures have been identified to reduce 
potential impacts to below a level of significance. Future projects would be required to 
implement similar mitigation measures if they would result in the potential for significant 
impacts to important paleontological resources. Therefore, implementation of the mitigation 
measures 5.5-1 through 5.5-4 would reduce cumulative impacts to paleontological 
resources to below a level of significance. 

6.5 Hydrology and Water Quality 

The cumulative assessment of hydrology and water quality resources impacts relies on the 
analyses of hydrology and water quality resources impacts in the certified EIR for the GPU. 
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The GPU EIR concluded when compared to existing land uses, buildout of the UCSP would 
not introduce substantially increased amounts of impermeable surfaces to the project site. 
However, the project’s increase in impermeable surfaces may reduce the amount of 
infiltration occurring at the project site and increase storm water runoff. When considered 
with other development projects within the region, this alteration to natural hydrology and 
drainage could cumulatively impact downstream water resources. As discussed in Section 
5.7, Hydrology and Water Quality, mitigation has been identified to reduce impacts to 
hydrology, drainage, and water quality which mirror the mitigation measures identified in the 
GPU EIR.  Future projects would be required to implement these mitigation measures for 
specific projects as well as adhere to the City’s National Pollutant Discharge Elimination 
System (NPDES) permit, the City’s Urban Runoff Management Plan, and prepare project 
specific Storm Water Pollution Prevention Plans. Implementation of these requirements 
would reduce cumulatively significant impacts to below a level of significance. 

6.6 Transportation, Circulation, and Access 

The cumulative assessment of transportation impacts relies on the analyses of 
transportation impacts in the certified EIR for the GPU. The GPU EIR concluded that 
implementation of the GPU proposed Urban Core Roadway system was not significant, 
because policies in the GPU provided for the establishment of an Urban Core Improvement 
Program that would provide adequate urban amenities and would facilitate multimodal 
transportation systems.  No further mitigation was required in the GPU EIR.

The long-term traffic analysis conducted for the proposed UCSP has employed the regional 
traffic database and modeling used by SANDAG and assumed 2030 buildout conditions 
under the GPU. As such, it included the projected growth for the region, including both 
growth in regional trips and anticipated expansion of the circulation system. Traffic effects 
identified in Chapter 5.8 of this EIR are significant. Nineteen intersections and three 
roadway segments within the UCSP area would operate at unacceptable levels of service.  
The traffic analyses included mitigation measures to reduce significant cumulative traffic 
impacts. However, not all impacts would be mitigated to below a level of significance. 
Therefore, significant and unmitigated cumulative traffic impacts are noted for the street 
network. The mitigation measure presented in Section 5.8 of this EIR would reduce some of 
the incremental cumulative impacts associated with the proposed UCSP; however, these 
measures would not reduce the cumulative traffic impacts to below a level of significance. 

6.7 Air Quality 

The cumulative assessment of air quality impacts relies on SANDAG’s Regional 
Comprehensive Plan and the analyses of air quality impacts in the certified EIR for the GPU. 
The cumulative assessment of air quality impacts relies on the current Regional Air Quality 
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Strategy (RAQS). In order to meet federal air quality standards in California, the California 
Air Resources Board (CARB) required each air district to develop its own strategy for 
achieving the NAAQS. The San Diego Air Pollution Control District (San Diego APCD) 
prepared the 1991/1992 RAQS in response to the requirements set forth in Assembly Bill 
(AB) 2595. The RAQS set forth the steps needed to accomplish attainment of state and 
federal ambient air quality standards. 

The current RAQS are based on the former General Plan. Because the significant air impact 
stems from an inconsistency between the General Plan Update and the former General 
Plan upon which the RAQS were based, the only measure that can lessen this impact is the 
revision of the RAQS based on the General Plan Update. This effort is the responsibility of 
SANDAG and San Diego APCD and is outside the jurisdiction of the City.   The City 
recommends that SANDAG and the San Diego APCD incorporate the changes in the GPU 
and UCSP in their triennial review and revision of the RAQS to eliminate the present 
inconsistency.  In addition, the development regulations and design guidelines of the UCSP 
shall be applied to all subsequent development projects to ensure they do not obstruct 
implementation of applicable air quality plans. 

The San Diego Air Basin is in non-attainment for federal and state ozone standards, federal 
and state PM2.5 standards, and state PM10 standards. An increase in air emissions would be 
roughly proportional to an increase in population. While commercial and industrial sources 
would contribute to these emissions, proportional increase in residential units can serve as 
a general indicator of the potential for population growth and related air quality effects.  The 
GPU EIR included a mitigation measure to address PM10  that required active dust control 
during construction.  This same measure has been incorporated into this EIR in section 
5.10. Because the air basin is in non-attainment for ozone, PM2.5, and PM10, the potential 
increase in residential units and the activities associated with population growth, even as 
mitigated by the City in its CO2 Reduction Plan and Growth Management Program, 
represents a cumulatively considerable and significant air quality impact.

Although there is no adopted standard for sensitive receivers adjacent to Interstate 5, it was 
determined that air quality impacts  from diesel particulates emanating from the freeway 
would be cumulatively significant given current basin-wide noncompliance with particulate 
standards and projected future levels of diesel particulates emanating from Interstate 5.

6.8 Noise 

The cumulative assessment of noise impacts relies on SANDAG’s Regional Comprehensive 
Plan and the analyses of noise impacts in the certified EIR for the GPU. Cumulative noise 
impacts would generally be attributed to increases in traffic volumes. Because all 
jurisdictions have land use guidelines for placement of future sensitive land uses in noise 
impact areas, future development would not result in significant impacts. As discussed in 
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Section 5.9, Noise, of this EIR, the traffic volumes used in the noise report are based on the 
cumulative effects of traffic. As such, the noise analysis is a cumulative analysis. With the 
implementation of Noise Mitigation Measures 5.9-1 through 5.9-4, significant noise impacts 
resulting from the approval of the UCSP will be mitigated to less than significant.

6.9 Public Services and Utilities 

The cumulative assessment of public services and utilities relies on SANDAG’s Regional 
Comprehensive Plan and the analyses of public services and utilities impacts in the certified 
EIR for the GPU. 

6.9.1 Water 
Cumulative impacts to water supply associated with ongoing development on a regional 
scale are anticipated. The UCSP would require water service from the Sweetwater 
Authority. Development of the UCSP would contribute incrementally to the impacts on water 
services required for the region.

The UCSP, as well as future development, would be required to adhere to the City’s 
Threshold Standards Policy. This policy requires the City to provide the San Diego County 
Water Authority, the Sweetwater Authority, and the Otay Municipal Water district with a 12- 
to 18-month development forecast and request an evaluation of their ability to 
accommodate the forecast and continuing growth.

As discussed in Section 5.12.1, Public Utilities, the Water Supply Assessment prepared by 
the Sweetwater Authority indicates that there will be sufficient water supplies to meet the 
projected demands of buildout of the UCSP and the existing and planned development 
projects within Sweetwater’s service area in both normal and dry year forecasts. Therefore, 
impacts are less than significant. 

6.9.2 Wastewater 
As identified in Section 5.12, Public Utilities, the UCSP would increase the expected 
sewage load on the G Street Trunk sewer basin, the Industrial Avenue Trunk sewer basin, 
and the Main Street Trunk sewer basin. When added to other past, existing, and future 
planned development, the development of the UCSP would contribute incrementally to 
impacts to sewer systems serving the region. 

The proposed project, as well as future development, would be required to adhere to the 
City’s Threshold Standards Policy. This policy requires the City to provide the San Diego 
Metropolitan Sewer Authority with a 12- to 18-month forecast and request confirmation that 
the projection is within the City’s purchased capacity rights and an evaluation of their ability 

Page 6-8 



6.0 Cumulative Impacts 

to accommodate the forecast and continuing growth. Adherence to the City policies would 
ensure that cumulative impacts are less than significant. 

6.9.3 Integrated Waste Management 
Buildout of the UCSP, in conjunction with past, present, and future projects, would increase 
the amount of solid waste generated within the region. The nearest landfill to the project site 
is the Otay Landfill, which has adequate capacity through 2030.  Additionally, as required by 
the City of Chula Vista, all development completed under the UCSP would implement 
programs and policies related to solid waste management, which include curbside recycling 
programs. Present and future development would be required to implement similar waste 
management programs that would ensure that cumulative solid waste impacts are less than 
significant.

6.9.4 Energy 
Buildout of the UCSP would increase the demand for both electricity and natural gas. 
Impacts to energy are considered significant because there is no long-term assurance that 
energy supplies will be available at buildout of the UCSP, avoidance of energy impacts 
cannot be assured regardless of land use designation or population size.  Although changes 
to planned land uses in the City would continue to implement the Energy Strategy Action 
Plan, San Diego Regional Energy Plan and Transit First Plan, implementation of the 
proposed land uses identified in the UCSP has the potential to result in impacts to energy 
resources as a result of anticipated growth. The mitigation measures identified in Section 
5.12.5, Public Utilities, would reduce significant energy impacts. While the mitigation 
measure presented in Section 5.12.5 of this EIR would reduce some of the incremental 
cumulative impacts associated with the proposed UCSP, these measures would not reduce 
the cumulative energy impacts to below a level of significance because future energy 
supplies cannot be assured. 

6.9.5 Law Enforcement, Fire Protection, and 
Emergency Medical Services 

The overall population growth would substantially increase demands on law enforcement, 
fire protection, and emergency medical services.  The cumulative impact would be 
potentially significant.  The projected thee-fold increase in residential and commercial 
population of the UCSP area would substantially increase demand for law enforcement.  
While not specifically quantified, staffing and new facilities would be required to adequately 
accommodate the population increase expected at buildout.  A public facilities development 
impacts fee would be collected at the time of subsequent individual development proposals, 
as part of the citywide program (Municipal Code Chapter 3.50) to fund and construct 
needed public infrastructure.   The provision of future law enforcement personnel would be 
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scheduled and funded through the City’s annual budget review and through the Fire Master 
Plan. Public infrastructure would be provided incrementally but concurrent with need.  With 
the development of master plans for fire service, law enforcement, and emergency, the 
cumulative impacts would be reduced to a level below significance.

6.9.6 Schools 
Development of the UCSP would result in 7,100 net new multi-family units, which would add 
to the regional, cumulative demand for elementary, middle, and high schools to serve its 
population. The proposed UCSP would contribute to the cumulative need for additional 
Chula Vista Unified School (CVESD) school facilities by adding 2,485 new K-8 students,  
and would contribute to the cumulative need for Sweetwater Unified High School District 
(SUHSD) resources by adding 1,392 new students. Based on the generation rates 
discussed in Section 5.11, Public Services, the CVESD schools that serve the Urban Core 
area are currently at or near capacity and would require 59 or more additional classrooms to 
serve the proposed UCSP.  The SUHSD has indicated that planned construction of a new 
high school and expansion of existing middle schools in western Chula Vista would be 
adequate to serve the UCSP. Implementation of Mitigation Measure 5.11.3-1 would assist in 
school impact fees that would lead to future construction of new facilities to serve the 
anticipated student population growth. Similarly, present and future development would be 
required to contribute to school impact fees. Contribution of these fees would ensure that 
cumulative impacts are less than significant. 

6.9.7 Library Services 
Development of the UCSP would create a demand for library services to serve its residents 
and contribute to the regional, cumulative demand for library services. When considered 
with past, present, and future developments, the project would contribute an incremental 
demand on libraries. Based on the expected net increase in population of 18,318 with 
buildout of the UCSP, increased demand on existing library services would amount to 
approximately 9,159 square feet of library facilities and 54,954 books. 

However, development completed in conformance with the UCSP would contribute 
development fees that would be used towards library facilities within the City, in accordance 
with the City’s Growth Management Ordinance. Similarly, present and future development 
would be required to contribute fees towards development of library facilities within the City. 
Contribution of these fees would ensure that cumulative impacts are less than significant.  
The Municipal Code (Chapter 3.50) includes provisions that require the City to use the 
public facilities development impact fees to construct needed improvements and to ensure 
that adequate funds are available in the impact fee account to build the needed 
improvements.
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6.9.8 Parks and Recreation 
Cumulatively, the proposed and approved projects in the region would place substantial 
demands on neighborhood, community, and regional parks.  Buildout of the entire UCSP 
area could result in an estimated net increase population of 18,318.   Applying the 3 acres 
per 1,000 resident parkland requirement results in full buildout of the UCSP would being   
required to provide up to approximately 55 acres of new parkland.  This additional parkland 
would be required incrementally and commensurate with new development. 

The cumulative impacts on local and regional park and recreational facilities would be 
potentially significant.  New development in the City of Chula Vista is required to provide 
public parkland, improved to City standards and dedicated to the City. Parkland dedication 
requirements are specified in Section 17.10.040 of the Chula Vista Municipal Code. The 
Parkland Dedication Ordinance requires three acres of neighborhood and community park 
per 1,000 residents.

The UCSP proposes meeting the parkland requirement resulting from development by 
establishing an urban gathering network in the form of parks, plazas, paseos, and informal 
pedestrian spaces. These improvements include improving and expanding existing park 
space to make the spaces more usable. A parks master plan is currently underway for the 
Urban Core area, which will identify park facility needs, potential locations, connections with 
the surrounding community, and conceptual designs for parks. The parks master plan will 
inventory City-owned sites and consider joint use of other public facilities within the UCSP 
area. Implementation of the Mitigation Measure 5.11.5-1 would generate park and 
recreation impact fees that would lead to future construction of new facilities to serve the 
anticipated population growth. The UCSP establishes a Community Benefit Program that 
includes enhancements to park and recreation facilities in relation to projected buildout of 
the UCSP over the 25-year project horizon. As a condition of project approval, individual 
developers shall pay the public facilities fees at the rate in effect at the time building permits 
are issued.  Similarly, present and future development would be required to contribute 
development fees. The Municipal Code (Chapter 3.50) includes provisions that require the 
City to use the public facilities development impact fees to construct needed improvements 
and to ensure that adequate funds are available in the impact fee account to build the 
needed improvements.   Contribution of these fees would ensure that cumulative impacts 
are less than significant. 

6.10 Hazards/Risk of Upset 

The cumulative assessment of hazards/risk of upset relies on the analyses hazards impacts 
in the certified EIR for the GPU.  As discussed in Section 5.13, Hazards/Risk of Upset, the 
UCSP does not propose specific land uses that are anticipated to transport, use, dispose, or 
release hazardous materials. However, during the reconnaissance survey several 
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properties of environmental concern were identified that use, store, and transport hazardous 
materials. Development in accordance with the UCSP has the potential to place people 
adjacent to these sites, and, therefore, has the potential to expose people to hazards.  The 
majority of hazardous sites identified within the UCSP area coincide with commercial and 
light industrial land uses.  Similar land uses throughout western Chula Vista would also 
likely contain numerous hazardous materials and thus the UCSP hazardous sites comprise 
a cumulative contribution to the regional inventory.  Mitigation measures have been 
identified to reduce potential impacts to below a level of significance. Future projects would 
be required to implement similar mitigation measures if they would result in the potential for 
significant impacts. Therefore, implementation of the mitigation measures 5.13-1 would 
reduce cumulative impacts related to hazards/risk of upset to below a level of significance. 

6.11 Geology and Soils 

The major geologic hazards associated with the proposed UCSP and future development 
are related to landslides, liquefaction, and earthquakes. The increase in population would 
occur with buildout of the UCSP and the City’s General Plan would combine with other 
population growth in the county that would expose more people to similar risks.

As discussed in Section 5.4, Geology and Soils, no significant adverse impacts have been 
identified regarding the geology and soils of the Urban Core. Potential impacts to future 
development would be reduced to below a level of significance through implementation of 
remedial measures identified in the geotechnical investigations, which are required by the 
Grading Ordinance, for all new development within the City. In addition, conformance to 
building construction standards for seismic safety with the Uniform Building Code (UBC) 
would assure that new structures would be able to withstand anticipated seismic events 
within the City.  Therefore, implementation of the UCSP and associated future development 
would not contribute to cumulative impacts related to geology and soils.

6.12 Housing and Population 

The cumulative assessment of housing and population relies on the analyses of housing 
and population impacts contained in the certified EIR for the GPU.  The GPU EIR concluded 
that cumulative housing and population impacts would not be significant and therefore no 
mitigation measures were required.  The proposed UCSP conforms to the analysis 
completed for the GPU EIR.  The UCSP would contribute a net increase of 7,100 multi-
family dwelling units to the housing stock within the City. Thus, the project would contribute 
cumulatively to housing opportunities within the City, contributing to an increase in the City’s 
population. Population growth associated with the UCSP would not exceed City growth 
projections, and thus, such an increase in population is included with the City’s buildout 
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population. The project is not expected to induce development of other areas, and no 
cumulative impacts to population or housing would occur. 

6.13 Biological Resources 

The majority of the land area within the UCSP area has been previously developed with 
residential, commercial, and industrial uses. The potential for significant biological resources 
to be present in the UCSP area is low. Implementation of the UCSP would not result in 
significant impacts to biological resources. When considered with past, present, and future 
development in the region, development of the UCSP would not contribute incrementally to 
a cumulatively significant impact to biological resources. 

6.14 Agriculture 

There are no agricultural lands within the Urban Core or central Chula Vista. Additionally, 
there are no lands zoned for agriculture within this area.  When considered with past, 
present, and future development in the region, development of the UCSP would not 
contribute incrementally to a cumulatively significant agricultural impact. 

6.15 Mineral Resources 

The UCSP area is underlain with Quaternary Terrace Deposits.  The majority of western 
Chula Vista, including the UCSP area, has been previously developed so the potential for 
significant mineral resources is considered low.  No regionally significant MRZ-2 aggregate 
resource areas are designated within this update area.  Implementation of the UCSP would 
not result in significant impacts to mineral resources. When considered with past, present, 
and future development in the region, development of the UCSP would not contribute 
incrementally to a cumulatively significant impact to mineral resources. 
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7.0 Growth Inducement 
State CEQA Guidelines Section 15126.2(d) requires that an EIR discuss the growth-
inducing impact of the proposed project. The Guidelines require that the EIR, “Discuss ways 
in which the proposed project could foster economic or population growth, or the 
construction of additional housing, either directly or indirectly, in the surrounding 
environment. Included in this are projects which would remove obstacles to population 
growth (a major expansion of a waste water treatment plant might, for example, allow for 
more construction in service areas).” 

SANDAG is the agency responsible for forecasting regional growth.  They indicate that 
population grows in two ways: (1) natural increase, which results from the number of births 
over deaths; and (2) net migration, which is primarily based on the condition of the local 
economy (SANDAG 2003).  SANDAG forecasts significant growth for the region and the 
City of Chula Vista over the next 25 years.  The Chula Vista GPU was developed in 
response to anticipated growth.  While growth in the recent past was accommodated in 
previously undeveloped land in the eastern portion of the City, the GPU aims to direct 
growth toward the already urbanized western portions of the City. 

The proposed UCSP provides the land use development zoning and design guidelines 
necessary to implement the vision of the GPU and to accommodate growth in the urban
core area.  Based on principles of smart growth, the UCSP serves to reduce sprawl by 
focusing future growth in the City core through redevelopment and new/infill development, 
emphasizing pedestrian-friendly design and mixed use development.  The proposed UCSP 
is specifically intended to provide for the orderly growth of the city of Chula Vista, define the 
limits to that growth, and act as a mechanism to accommodate and control future growth. 
Development permitted would provide needed housing, create compact and pedestrian-
friendly urban development, and protect natural resources. The UCSP would result in a 
more inclusive community, maintain a balance between housing and employment, and 
foster a stable economic base and diverse employment opportunities.

The UCSP does not propose to increase capacities of utilities and infrastructure within the 
Urban Core.  The plan does recognize that infrastructure capacities will have to be 
increased to accommodate projected growth, but does not propose to make those 
improvements at this time.  As discussed in the services and utilities chapters of this 
document, provision of utilities will require specific project level information and will be 
reviewed on an individual project basis.

The proposed UCSP would accommodate an increase in population within the Urban Core. 
Table 7-1 summarizes the increase in population and housing units over the existing 
condition. These figures are derived from the projections for the GPU.  That analysis 
indicated that there would be 10,800 units in the urban core at buildout and that there are 
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currently 3,700 existing units.  Using the population generation rate provided in the GPU of 
2.58 people per unit for multi-family units, a population of 18,318 people is projected for the 
Urban Core.  New residents would locate in Chula Vista because of the diverse employment 
base and proposed new housing developments. 

TABLE 7-1 
INCREASE IN POPULATION AND HOUSING UNITS 

OVER EXISTING CONDITIONS 

Population Increase Over 
Existing Condition 

Increase in Housing Units 
Over Existing Condition 

18,318 7,100

The proposed UCSP would accommodate additional growth beyond existing conditions. As 
such, people may choose to live in Chula Vista rather than elsewhere in the San Diego 
region.  In addition, the increased population in the area of Chula Vista may foster economic 
growth in the area by increasing demand for local serving retail, and increased employment 
opportunity.  Because no specific use is identified, any effect resulting from this indirect 
economic growth on other areas in the region would be speculative.

The growth effects of the UCSP result from people electing to live and work in Chula Vista, 
rather than elsewhere in the region and beyond. Because the UCSP establishes land uses 
that can accommodate growth, thereby removing a barrier to growth in the city, it is growth 
inducing.  The issues discussed in the Environmental Impact Analysis section of this EIR 
address the direct and indirect effects of this growth.  Since there are impacts resulting from 
issues associated with this growth, the growth-inducing impacts of the proposed UCSP are 
considered significant.  The mitigation measures for the growth-inducing impacts are set 
forth in sections 5.1 through 5.12 of this EIR and are contained in the development 
regulations and design guidelines of the UCSP, which are intended to accommodate 
anticipated growth in the City in the Subdistricts Area. 
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8.0 Significant Irreversible Environ-
mental Changes 

Section 15126.2(c) of the CEQA Guidelines requires that an EIR consider significant 
irreversible environmental changes that would result from the proposed actions should they 
be implemented. According to the CEQA Guidelines: 

Uses of nonrenewable resources during the initial and continued phases of 
the project may be irreversible since a large commitment of such resources 
makes removal or nonuse thereafter unlikely. Primary impacts and, 
particularly, secondary impacts (such as highway improvements which 
provide access to a previously inaccessible area) generally commit future 
generations to similar uses. Also irreversible damage can result from 
environmental accidents associated with the project. Irretrievable 
commitments of resources should be evaluated to assure that such current 
consumption is justified. 

Nonrenewable resources generally include biological habitat, agricultural land, mineral 
deposits, water bodies, and some energy sources.  As will be discussed in Chapter 9.0, 
approval of the proposed UCSP will not have any significant irreversible impacts on 
biological, agricultural, or mineral resources.  The UCSP area is the urban core of the City 
of Chula Vista.  It is highly urbanized and contains no native biological habitat.  No 
agricultural soils occur within the UCSP area, and being urbanized, it would not be 
conducive to agricultural production.  No significant mineral deposits underlie the UCSP 
area.  No water bodies occur within the UCSP area and mandatory state and federal water 
quality control measures would minimize any potential urban runoff pollutant concerns. 

Energy resources would be consumed during construction of future projects in conformance 
with the UCSP. Implementation of the proposed UCSP would result in the short-term 
commitment of nonrenewable and/or slowly renewable energy resources as well as natural 
resources such as lumber and other forest products, sand and gravel, asphalt, steel, 
copper, lead, other metals, and water due to construction activities. Use of these resources 
would represent an incremental effect on the regional consumption of these commodities. 

Energy would also be consumed to provide operational lighting, heating, cooling, and 
transportation for future development. Both residential and non-residential development 
would require the long-term commitment of energy resources in the form of natural gas and 
electricity generated by coal, natural gas or hydroelectric power. Increased motor vehicle 
travel would result in the long-term commitment of fossil fuels unless alternative fuel 
vehicles ultimately replace the internal combustion engine on a broad scale.  The availability 
of mass transit and encouragement of other non-motorized modes of transport provided in 
the development standards, design guidelines, and public realm and community benefit 
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programs of the UCSP may serve to reduce consumption of gasoline associated with 
commute trips. 

The UCSP additionally contains basic design guidelines and resources for designing and 
building sustainably “to minimize the use of energy, water and other natural resources” 
(UCSP Chapter VII Design Guidelines, Special Guidelines, Environmental Sustainability 
Goals, p. VII-123).  The City of Chula Vista participates in the LEED (Leadership in Energy 
and Environmental Design) Rating System and as stated in the UCSP “all newly constructed 
City-sponsored building in the Urban Core shall incorporate sufficient green building 
methods and techniques to qualify for the equivalent of LEED Silver.”  The LEED is a 
voluntary, national standard developed by the US Green Building Council (GBC for 
developing proven, high-performance, sustainable buildings.  The GBC has four LEED 
levels, in descending levels of performance: platinum, gold, silver, and certified; and several 
programs and design criteria for different types of structures, including commercial, 
residential, infill development, new construction, and renovations to existing structures.  
Chapter VII of the UCSP contains an overview of these programs and design criteria, plus 
an outline of the advantages of green building practices.  Further elaboration of the LEED 
programs and certification requirements can be obtained from the US Green Building 
Council’s website at www.usgbc.org.

To earn LEED certification, a project applicant project must satisfy all of the prerequisites 
and a minimum number of points to attain a LEED certified rating level.  This application 
process includes a LEED Scorecard which future project applicants will submit to the City of 
Chula Vista Community Development Director along with their Urban Core Development 
Permit application. In addition, development projects may qualify for FAR increases and 
priority permit review (as specified in UCSP Chapter VI, Urban Amenities Table) if a LEED 
certified rating is achieved. As higher building performance is achieved (i.e. silver, gold or 
platinum), increased levels of FAR incentives are available. 

While green building practices are not required for private development within the UCSP 
area, a completed LEED scorecard is required with every Urban Core Development Permit
application.  Private developments are also strongly encouraged to utilize green building 
practices through the support of City staff and through the guidelines and incentives 
contained in the UCSP.  Incorporation of green building design into subsequent individual 
development projects may serve to reduce irreversible water, energy and building materials 
consumption associated with construction and occupation of structures within the UCSP 
area.
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9.0 Effects Found Not to Be Significant 

9.1 Mineral Resources 

The majority of western Chula Vista, including the UCSP area, has been previously 
developed, so the potential for significant mineral resources extraction is considered low.  
The UCSP area is underlain with Quaternary Terrace Deposits which are not considered to 
have a high potential for mineral resources.  No regionally significant MRZ-2 aggregate 
resource areas are designated within  the UCSP area.

Implementation of the UCSP would not result in significant impacts to mineral resources. 

9.2 Biological Resources 

The UCSP area is the urban core of the City of Chula Vista and has been developed with 
residential, commercial, and industrial uses since the early twentieth century.  This highly 
urbanized setting is almost entirely lacking in native vegetation and its associated wildlife. 
The only perennial vegetation within the urban core includes ornamental trees, parkways, 
lawns, and gardens. The value of these ornamentals to native wildlife are insignificant in 
their present location.  Implementation of the UCSP would not result in significant impacts to 
biological resources. 

9.3 Agriculture 

There are no agricultural zoned lands nor any land under agricultural use or appropriate for 
agriculture in the UCSP area. The area within the UCSP has been previously developed 
with residential, commercial, and industrial uses. No lands designated as prime agricultural 
soils by the Soils Conservation Service nor prime farmlands designated by the California 
Department of Conservation occur within the UCSP area.  Nor is the UCSP area near a 
Williamson Act Contract pursuant to Section 51201 of the California Government Code. 

Implementation of the UCSP would not result in significant impacts to agricultural resources. 
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10.0 Alternatives 
In order to fully evaluate the environmental effects of proposed projects, CEQA mandates 
that alternatives to the proposed project be analyzed.  Section 15126.6 of the State CEQA 
Guidelines requires the discussion of “a range of reasonable alternatives to the project, or to 
the location of the project, which would feasibly attain most of the basic objectives of the 
project but would avoid or substantially lessen any of the significant effects of the project” 
and the evaluation of the comparative merits of the alternatives. The alternatives discussion 
is intended to “focus on alternatives to the project or its location which are capable of 
avoiding or substantially lessening any significant effects of the project,” even if these 
alternatives would impede to some degree the attainment of the project objectives.  The 
project objectives are enumerated in Section 3.3 of this EIR. 

Three project alternatives in accordance with the requirements of CEQA were evaluated for 
this project. They include the No Project Alternative, the Reduced Project Alternative, and 
the Automobile Priority Alternative. Each major issue area included in the detailed impact 
analysis of this EIR (Chapter 5) has been given consideration in the alternative analysis. 

As required under Section 15126.6 (e)(2) of the CEQA Guidelines, the EIR must identify the 
environmentally superior alternative. Pursuant to the CEQA Guidelines, if the No Project 
Alternative is determined to be the most environmentally superior project, then another 
alternative among the alternatives evaluated must be identified as the environmentally 
superior project.  The most environmentally superior alternative, as identified in the 
analyses below, would be the Reduced Project Alternative.  Both the Reduced Project 
Alternative and the No Project Alternative, in comparison with the proposed UCSP, would 
lessen impacts to landform/aesthetics, transportation, air quality, noise, and public services 
and utilities due largely to lesser population and land use intensification within the UCSP 
Subdistricts Area.  Because the potential footprint of impact area is roughly the same for all 
scenarios, impacts to cultural and paleontological resources, geology and soils, population 
and housing, and hazardous materials risks would be roughly equivalent for the proposed 
UCSP and the No Project and Reduced Project alternatives.  Land use impacts would be 
greater in the No Project Alternative than in the Reduced Project Alternative or proposed 
UCSP due to existing zoning being out of conformance with the adopted GPU.   All issue 
areas impacts would be identical in the Automobile Priority Alternative to the proposed 
UCSP except for the issue of transportation, which would incur less of an impact in the 
Automobile Priority Alternative than in the proposed UCSP, but still greater than the 
transportation impacts identified for the No Project and Reduced Project alternatives.



10.0 Alternatives

10.1 No Project Alternative 

The No Project alternative would continue to implement the current adopted Municipal Code 
Zoning in the Subdistricts Area of the UCSP.  The current zoning conforms to the former 
General Plan, rather than the currently adopted General Plan Update (GPU).  California law 
requires zoning ordinances to be consistent with the adopted GPU.  Therefore, the No 
Project Alternative would result in the zoning for the Subdistricts Area of the UCSP being 
inconsistent with the GPU.

Table 5.1-2 in the Land Use section of this Program EIR lists the existing zoning for the 
UCSP Subdistricts Area.  The location of these zones within and surrounding the UCSP 
Subdistricts Area is illustrated in Figure 5.1-3.  Under the No Project Alternative, it is 
estimated that approximately 1,000 additional residential units could be built in the 690 acre 
Subdistricts Area. This number was estimated from the GPU EIR No Project alternative 
(Final EIR page 617) which identified capacity for approximately 1,429 additional residential 
units allowed under the “former” 1989 General Plan when compared to the existing 
condition. This remaining residential capacity related to the Urban Core Subarea of the 
Northwest Planning Area.  The extent of the UCSP Subdistrict Area is approximately 67 
percent of the larger Urban Core Subarea described in the GPU EIR as 1,031 acres.  In 
addition, the No Project Alternative is anticipated to allow additional commercial and office 
growth compared to the existing condition, considering the underutilized extent of many of 
the commercially zoned properties throughout the UCSP Subdistricts Area.

Existing Municipal Code Zoning within the UCSP Subdistricts Area includes the zones and 
approximate acreages listed below in Table 10-1.  The acreages represent approximations 
determined by the Chula Vista Community Development Department.

TABLE 10-1 
EXISTING ZONING DISTRIBUTION WITHIN THE UCSP SUBDISTRICTS AREA 

Existing Zoning 
Gross Acres 

(approximate) Percentage of Total Area 
Single-family Residential (R-1) 14 2.0%
One- and Two-Family Residential (R-2) 14 2.0%
Apartment Residential (R-3) 153 22%
Mobile Home Park (MHP) 38 5.5%
Commercial (CB, CC, CO, CV, and CT) 
and Light Industrial (IL) 

466 68%

PQ (Public/Quasi Public) 5 0.5%
Urban Core Total 690 100%
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10.1.1 Land Use 
Impacts to land use resulting from implementation of the No Project Alternative would be 
greater than those identified for the proposed UCSP because of inconsistency of existing 
Municipal Code Zoning with the adopted GPU. 

As shown in Table 10-1 above, approximately 68 percent of the Subdistricts Area is 
currently zoned for commercial or light industrial uses.  Another 22 percent is zoned for
high-density residential.  Thus, approximately 90 percent of the Subdistricts Area is zoned 
either for commercial or high-density residential.  Only roughly 4 percent of the entire 
Subdistricts Area is zoned for single-family detached residences or duplexes.  Public uses 
are currently zoned for approximately 1 percent of the total.

As noted in Section 5.1.3 of this EIR, existing zoning within the UCSP Subdistricts Area 
allows primarily low-rise (up to 45 feet in height) single-use commercial blocks to occupy the 
commercial corridors along Third Avenue, E Street, H Street, and Broadway, with low-rise 
multi-family residential uses (apartments and mobile homes) permitted on the periphery of 
the commercial areas and in the area west of Broadway.  Taller building heights are 
permitted in several of the commercial zones given issuance of a Conditional Use Permit 
(CUP). In addition, the portion of Third Avenue north of H Street and south of F Street, 
zoned CB, (central business) is allowed unrestricted building height.  Presently, no buildings 
within this area exceed three stories (low-rise).  Additional capacity as described above 
would be possible given the underutilized extent of many of the commercially zoned 
properties and the estimated residential capacity as identified in the GPU EIR.

In comparison with the proposed UCSP, the No Project Alternative represents less 
residential development in areas currently restricted to commercial business and retail use
along the downtown segments of Third Avenue, along E Street in the vicinity of Third and 
Fourth Avenues, and decreased residential and transit-oriented uses in the vicinity of major 
transit corridors.  The proposed UCSP permits increased density to allow for a greater 
degree of mixed-use development in key locations promoting pedestrian and transit-
oriented development.  The proposed UCSP zoning permits greater building heights and 
mass for most of the Subdistricts Area.  Heights would be permitted to extend to mid-rise 
(45 feet to 84 feet in height) for many of the areas currently zoned for low-rise (45-foot) 
heights. In addition, the proposed UCSP would allow building heights up to 210 feet for two 
Transit Focus Areas centered on the E Street and H Street trolley stations.  These areas are 
currently zoned for height limits of 45 feet except with a CUP.

The No Project alternative would continue to implement the current adopted Municipal Code 
Zoning in the Subdistricts Area of the UCSP.  The current zoning conforms to the former 
General Plan, rather than the plan established by the currently adopted GPU.  California law 
requires zoning ordinances to be consistent with the adopted GPU.  Therefore, the No 
Project Alternative would result in the zoning for the Subdistricts Area of the UCSP being 
inconsistent with the GPU.  This comprises a significant impact because the No Project 
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Alternative conflicts with an applicable land use plan, policy, or regulation of an agency with 
jurisdiction over the project which is a CEQA significance criterion. 

10.1.2 Landform Alteration/Aesthetics 
Impacts to aesthetics and visual character resulting from implementation of the No Project 
Alternative would be less than those identified for the proposed UCSP.  Under the No 
Project Alternative, the visual character of the UCSP area pursuant to existing zoning would 
be similar to what exists today, with some exceptions.  In the area around Third Avenue in 
the north of the UCSP area, the existing visual character consists of low-rise pedestrian-
oriented specialty shops, restaurants, and small businesses that primarily serve local 
residents, with wide sidewalks along Third Avenue. Small residential housing units occupy 
the surrounding streets.  The central portion of the UCSP Subdistricts Area is characterized 
by primarily low-rise, with some mid-rise single-use commercial uses along the E Street, H 
Street and Broadway commercial corridors.  Low-rise multi-family housing extending from C 
to I Streets and mobile home parks between F and G Streets comprise the concentration of 
residential uses within the Sudbistricts Area.  Along segments of Broadway, current 
conditions, such as the palm-lined streets, accessibility to I-5 and trolley stations, proximity 
to downtown, and views to the bay, are often overshadowed by negative influences such as 
deteriorating streetscapes and signage along the corridor segments, lack of accessible park 
facilities, and poor pedestrian connectivity crossing I-5 to the Bayfront or to Broadway.  
Building heights are limited by existing zoning throughout the Subdistricts Area to 45 feet in 
height unless approved by Conditional Use Permit or unless coincident with the CB zone 
which allows unrestricted heights.  The CB zone occurs along Third Avenue north of G 
Street, south of roughly F Street.   Current building heights in this area are primarily low-
rise.

In comparison with the proposed UCSP, the No Project Alternative represents a less 
intensified urban environment, with generally shorter building heights and less structural 
mass and density.  The No Project Alternative also differs substantially from the proposed 
UCSP in that it allows the continuance of single-use zoned and occupied parcels, where 
commercial uses are restricted to certain blocks, offices to another, and residential to 
others. It also permits less residential development in the UCSP Subdistricts Area as a 
whole, by restricting residential uses to areas outlying the single-use commercially zoned 
corridors. The No Project Alternative could result in continued visual quality impacts 
associated with the growth permitted under the existing zoning in the absence of design 
guidelines for enhanced gateways, and other urban amenities as envisioned by the GPU 
and proposed by the UCSP. 

The No Project Alternative does not reduce the footprint or location of development or 
change the nature of the projects that could be permitted within in the UCSP area. However,
the No Project Alternative would lessen the aesthetic effects relative to the UCSP because 
of the lower densities, buildings heights and mass allowed with this alternative. 
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10.1.3 Biological Resources 
There are no biological resources within the UCSP area, therefore, no impacts would occur 
by adoption of the proposed UCSP or the No Project Alternative.

10.1.4 Cultural and Paleontological Resources 
Impacts to cultural and paleontological resources resulting from implementation of the No 
Project Alternative would be similar to those identified for the proposed UCSP.  As with the 
proposed UCSP, implementation of the No Project Alternative would result in potentially 
significant impacts related to cultural and paleontological resources. The UCSP area 
contains several known and designated historic architectural resources (sites and 
structures).  In addition, the UCSP area potentially contains additional as yet unidentified 
historically significant resources as defined by CEQA significance criteria.   Demolition or 
substantial alteration of these historically significant architectural resources as a result of 
future development or redevelopment of the area (as allowed by existing underlying 
Redevelopment Plans and existing zoning) would comprise a significant cultural resources 
impact.  In addition, future construction activities involving grading to depths equal to or 
greater than six feet may impact significant archaeological resources.  In the unlikely event 
that prehistoric cultural materials are found during subsurface disturbance resulting from 
future developments, there would be a significant archaeological impact. 

The UCSP area contains a large expanse of moderate paleontological resource sensitivity. 
Exposure or disturbance of soils greater than 5 feet in depth and at volumes in excess of 
2000 cubic yards would require mitigation.  These grading thresholds are likely to be 
exceeded under the No Project Alternative as existing buildings are replaced or 
redeveloped over time in accordance with underlying Redevelopment Plans and existing 
zoning.  This comprises a significant paleontological impact. 

The No Project Alternative and the proposed UCSP both allow development over roughly 
the same geographic area.  As such, both the UCSP and the No Project Alternative have a 
roughly equivalent potential for impacting cultural and paleontological resources.  Potential 
cultural and paleontological impacts resulting from future development and redevelopment 
in the UCSP area  would be reduced below a level of significance through pre-construction 
monitoring, implementation of a construction mitigation program, and, for architectural 
resources, preservation, rehabilitation, relocation or historical documentation prior to 
demolition according to local, state, and federal standards.

10.1.5 Geology and Soils 
Impacts to geology and soils resulting from implementation of the No Project Alternative are 
roughly equivalent to those identified for the proposed UCSP.  As with the UCSP, 
implementation of the No Project Alternative has the potential to result in significant impacts 
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related to geology and soils.  Future development would be exposed to geological hazards 
associated with seismic events, liquefaction, and expansive soils.  Potential impacts 
resulting from geologic hazards would be reduced below a level of significance through 
project-specific design measures, including compliance with applicable building codes (e.g., 
Title 24 of the California Code of Regulations, and the UBC).  Additionally, a 
comprehensive, site-specific soil and geologic evaluation would be conducted for all future 
development projects to determine potential hazards and site conditions. The proposed 
UCSP and the No Project Alternative both allow development over roughly the same area.  
As such, both the UCSP and the No Project Alternative have a roughly equivalent potential 
for impacting geological resources.

10.1.6 Agriculture 
There are no agricultural resources within the UCSP area, therefore no impacts to 
agricultural resources would occur by either the proposed UCSP or the No Project 
Alternative.

10.1.7 Hydrology and Water Quality 
Impacts to hydrology and water quality resulting from implementation of the No Project 
Alternative would be less than those identified for the proposed UCSP.  As with the 
proposed UCSP, implementation of the No Project Alternative has the potential to result in 
significant impacts related to water resources and quality. Future development within the 
Subdistricts Area would increase runoff by increasing the impermeable surface area. Future 
development that intensifies land use over existing conditions, would increase direct runoff 
to drainage basins, municipal storm water systems, and ultimately to receiving surface and 
ground water bodies.  This runoff will likely contain typical urban runoff pollutants such as 
sediment, pathogens, heavy metals, petroleum products, nutrients, and trash.

While the proposed UCSP and the No Project Alternative both allow development of similar 
land use types (commercial and residential) over roughly the same geographic area, the No 
Project Alternative allows fewer total units and lower density, building heights and mass.  
Compared to the three-fold increase in residential units and commercial square footage 
allowed in the proposed UCSP, the No Project Alternative would allow an increase in both 
commercial/office development and some undeveloped residential capacity. Without project 
specifics it cannot be determined with certainty whether or not the greater intensification 
proposed under the UCSP would result in a larger amount of impermeable surface area 
compared to the No Project Alternative, or would result in a roughly equal amount of 
impermeable surface area due to intensification being realized in extruded building heights. 
 However, based strictly on the increase in allowable number of dwellings and commercial 
square footage proposed in the UCSP over the No Project Alternative, it can be concluded 
that the No Project Alternative would have less of an impact on water quality than the 
proposed UCSP.   In either case, significant impacts to water quality resulting from future 
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development would be similarly mitigated through compliance will all  applicable federal, 
state and local laws and regulations regarding water quality )e.g. JURMP, SUSMP, NPDES, 
SWPP, and City Development and Redevelopment Projects Storm Water Manual).

10.1.8 Transportation 
 Impacts to transportation resulting from implementation of the No Project Alternative would 
be less than those identified for the proposed UCSP.  As with the proposed UCSP, 
implementation of the No Project Alternative has the potential to result in significant traffic 
and circulation impacts. Future development within the Subdistricts Area in accordance with 
existing zoning would potentially allow additional commercial uses, some residential 
development and would not provide for the benefits of mixed use and compact development 
which concentrates development at transit stations, and reduces long commute trips. 
Currently, all existing roadway segments and all except three existing intersections within 
the UCSP area operate at acceptable levels of service.   The three-fold increase in 
residential and commercial population as projected in the proposed UCSP would result in 
two roadway segments and 19 intersections dropping below acceptable levels of service.  
While not quantifiable given the lack of available data, it can be assumed that the potential 
increase in the residential and commercial population of the UCSP area, as allowed by 
existing zoning, would also result in several roadway segments and intersections 
decreasing in levels of service.   As such, both the UCSP and the No Project Alternative 
would result in significant traffic impacts; however, the No Project Alternative would likely 
have less of an impact in terms of number of roadways and intersections affected. 

In regard to future demands for public transit services, a similar conclusion can be drawn.  
While both the proposed UCSP and the No Project Alternative would allow future 
development that would place greater demand on local and regional transit services, the 
lesser number of allowable residential units and commercial square footage resulting from 
existing zoning would create less of a future impact on area roadways and intersections and 
less of a demand on public transit services.  In either case, significant impacts to 
transportation would require mitigation in the form of roadway and intersection 
improvements.

10.1.9 Air Quality 
Air quality emissions resulting from implementation of the No Project Alternative would be 
potentially greater than those identified for the proposed UCSP.  For comparative purposes, 
an assessment of the anticipated air emissions resulting from Year 2030 buildout of the 
former General Plan and the recently adopted GPU was prepared for the GPU EIR using 
the URBEMIS2002 computer program (Yolo-Solano Air Quality Management District 2003). 
 Using the land use designations for the former General Plan (which the existing Municipal 
Code Zoning implements) and the adopted  GPU, along with trip generation rates 
developed by SANDAG (SANDAG 2002), and URBEMIS2002 defaults for other parameters, 
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average daily emissions were estimated using URBEMIS2002 assuming buildout of the 
plans in the year 2030.

The results of the modeling concluded that with the exception of reactive organic gases, the 
emissions resulting from the adopted GPU, including NOx compounds, are anticipated to be 
less than those that would occur under the former General Plan.  In addition, the former 
General Plan shows an increase in PM10 and SOX relative to the existing condition.

Air quality impacts resulting from inconsistency with the SDAB RAQS would be less with 
implementation of the No Project Alternative than with implementation of the proposed 
UCSP. Because the No Project Alternative is consistent with the growth assumptions of the 
RAQS, implementation of the No Project Alternative would comply with the SANDAG TCM 
Plan and, therefore, would not result in significant air quality impacts.  The proposed UCSP 
and the GPU is not in compliance with the SANDAG TCM Plan and as such is considered a 
significant impact.  The No Project Alternative conforms to the program and does not 
represent a significant air plan impact. 

10.1.10  Noise 
Noise impacts resulting from implementation of the No Project Alternative would be less 
than those identified for the proposed UCSP.  As with the proposed UCSP, development of 
the No Project Alternative has the potential to result in significant noise impacts.  
Development under the No Project Alternative, as with the proposed UCSP, would result in 
an increase in allowable density along highways and major arterials and adjacent to rail, 
thereby exposing potentially sensitive receptors (residential and park users) to noise levels 
in excess of applicable thresholds.  However, given that the No Project Alternative allows 
less of an increase in allowable development compared to the three-fold increase allowed 
under the proposed UCSP, the noise impacts resulting from the No Project Alternative 
would be less than those incurred under the proposed UCSP.  The proposed UCSP also 
allows a greater number of sensitive receptors to be placed adjacent to the San Diego 
Trolley line and Interstate 5, through increased density and building heights in these areas 
over existing zoning. As with the proposed UCSP, all future projects 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 Planning 
and Building Director, Community Development Director, or Building Official,  that project-
specific design includes measures to reduce any noise impacts to below a level of 
significance.

10.1.11  Public Services and Utilities 
Impacts to public services and utilities resulting from implementation of the No Project 
Alternative would be less than those identified for the proposed UCSP.  The No Project 
Alternative would allow an increase in the residential and commercial population of the 
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UCSP Subdistricts Area.  This increase in population and land use intensity would result in 
an associated increase in demands for law enforcement, fire protection, educational 
services, libraries, and parks, as well as increased demands on supply and distribution of 
potable water, wastewater, solid waste and energy utilities.  Impacts to the provision of 
these public services and utilities would be significant if provision of additional facilities, 
personnel or other resources does not coincide with the anticipated population growth and 
increased demand for these services and utilities.  The No Project Alternative represents a 
decrease in potential population relative to the proposed UCSP, thus reducing the future 
demand for services and utilities.

The City of Chula Vista currently implements a public facilities development impact fee 
program that requires all new development within the City to contribute their fair share to the 
funding and construction of needed public infrastructure improvements.  In addition, the City 
imposes various other levies (recreational facilities development impact fees, statutory 
school impacts fees) and programs (Growth Management Ordinance, Capital Improvement 
Program) that annually review, reprioritize and schedule needed citywide public 
infrastructure.  Subsequent projects developed under the No Project Alternative (or the 
proposed UCSP) will be subject to the payment of applicable development impact fees at 
the rate in effect at the time building permits are issued in order to mitigate significant 
impacts to public services and utilities. 

10.1.12  Population and Housing 
Population and housing impacts resulting from implementation of the No Project Alternative 
would be equivalent to those identified for the proposed UCSP.  As with the proposed 
UCSP, development of the No Project Alternative would not result in significant population 
and housing impacts.  The No Project Alternative (and the proposed UCSP) would induce 
population growth and allow new development and redevelopment to accommodate growth 
that is already planned to occur locally.  Development in accordance with the existing 
zoning of the No Project Alternative would not displace substantial numbers of existing 
housing or people necessitating the construction or replacement of housing elsewhere.  
Housing that may be removed by future individual projects (due to 
construction/redevelopment) would not necessitate the construction of housing elsewhere 
because the overall number of housing units allowed by the Project would be sufficient 
within the UCSP area to accommodate the affected population. 

The proposed UCSP and the No Project Alternative both allow development over the same 
geographic area.  As such, both the UCSP and the No Project Alternative have an 
equivalent potential for affecting population and housing, with both scenarios resulting in 
effects considered to be not significant. The UCSP would provide greater opportunity for 
new housing that would be more responsive to the regional housing needs as projected by 
SANDAG and the State Department of Housing and Community Development.
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10.1.13  Hazards/Risk of Upset 
Hazardous materials impacts resulting from implementation of the No Project Alternative 
would be the same as those identified for the proposed UCSP.  The UCSP area contains 
numerous known and listed hazardous sites of potential environmental concern.  
Approximately 103 sites of potential environmental concern were identified in the UCSP 
Subdistricts Area through recent database research.  In addition, the UCSP Subdistricts 
Area contains several older buildings which may contain hazardous building materials (lead, 
asbestos, PCBs) that could be exposed during demolition or renovation.  Future 
development consistent with the No Project Alternative, as with the proposed UCSP, may 
result in significant impacts if such development allows greater contact between humans 
and hazards.  In either case, significant hazardous materials impacts would be similarly 
mitigated through compliance will all applicable federal, state and local laws and regulations 
regarding hazardous materials siting, assessment and remediation.  In addition, a risk 
assessment would be required at all sites within the UCSP area where contamination has 
been identified or is discovered during future construction activities; and a hazardous 
building materials survey would be conducted at all buildings in the UCSP area prior to 
demolition or renovation activities.

10.2 Reduced Project Alternative  

The Reduced Project Alternative represents less residential development than the proposed 
project in areas currently restricted to retail use along the downtown segments of Third 
Avenue, along E Street in the vicinity of Third and Fourth Avenues, and decreased 
residential and transit-oriented uses in the vicinity of major transit corridors, over the 
proposed UCSP.  The Reduced Project Alternative would result in a 25 percent reduction in 
the projected buildout of the proposed UCSP through 2030.  This alternative does not 
change the proposed land uses, nor affect land use density. Under this alternative, a total of 
9,025 residential units could be built in the UCSP Subdistricts Area rather than the 10,800 
projected under the GPU and implemented by the proposed UCSP.  This would result in a 
net increase of 5,325 residential units within the UCSP Subdistricts Area, compared to the 
net increase of 7,100 allowed in the proposed UCSP.  Table 10-2 provides a comparison of 
projected buildout under the Reduced Project Alternative and the proposed UCSP.   The 
purpose of this alternative is to reduce the impacts that would result from the adoption of the 
proposed plan as they relate to intensity of use.  This alternative would specifically reduce 
impacts to traffic, air quality, noise, and public utilities and services (Table 10-2).
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TABLE 10-2 
COMPARISON OF PROJECTED BUILDOUT FOR 

REDUCED PROJECT ALTERNATIVE AND PROPOSED UCSP 

Land Use Existing Net Increase Total
Reduced Project Alternative Projected Buildout 
 Multi-family residential 3,700 dus 5,325 dus 9,025 dus 
 Commercial retail 3,000,000 sf 750,000 sf 3,750,000

sf
 Commercial office 2,400,000 sf 975,000 sf 3,375,000

sf
 Commercial-visitor serving 975,000 sf 975,000 sf 

Proposed UCSP Projected Buildout 
 Multi-family residential 3,700 dus 7,100 dus 10,800 dus 
 Commercial retail 3,000,000 sf 1,000,000 sf 4,000,000 sf 
 Commercial office 2,400,000 sf 1,300,000 sf 3,700,000 sf 
 Commercial-visitor serving 1,300,000 sf 1,300,000 sf 

NOTE: All totals are approximate and may include a combination of new infill 
development and existing uses.

dus = dwelling units 
sf = square feet 

10.2.1 Land Use 
Impacts to land use resulting from the Reduced Project Alternative would be the same as 
those identified for the proposed UCSP.  The Reduced Project Alternative would implement 
the same zoning as the proposed UCSP. The zoning conforms to the adopted GPU.  The 
proposed UCSP proposes changes in zoning to increase density and to allow for a greater 
degree of mixed-use development in key locations promoting pedestrian and transit oriented 
development. As identified in the Land Use section 5.1 of this EIR, future development’s 
compliance with the UCSP’s Land Use and Development Regulations and Development 
Design Guidelines, which are consistent with the adopted GPU would ensure that no 
significant land use adjacency/community character and planning conformance impacts 
would result from implementation of the UCSP. 

The Municipal Code requires that the City implement the General Plan through zoning 
classifications.  Because the Reduced Project Alternative would result in the same land use 
regulations as the proposed project, it would not result in the Urban Core planning area 
being out of compliance with the Municipal Code.  Therefore, it would not conflict with an 
applicable land use plan, policy, or regulation of an agency with jurisdiction over the project. 

10.2.2 Landform Alteration/Aesthetics 
Impacts to landform and aesthetics resulting from the Reduced Project Alternative would be 
less than those identified for the proposed UCSP.  Adoption of the UCSP would result in 
substantial changes to visual quality throughout the UCSP area.  Increased density within 
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the UCSP Subdistricts would result in increased number of buildings and greater building 
heights and mass than what exists today.  By reducing the overall use of the area by 25 
percent, these effects would be lessened.  The development standards and design 
guidelines which outline allowable and recommended parameters for the development of 
the Subdistricts Area that are proposed as part of the proposed UCSP would also occur 
under this alternative.  Compliance with these standards and guidelines ensure that 
development within the UCSP area would not result in architecture, urban design, 
landscaping, or landforms that negatively detract from the prevailing aesthetic character of 
the site or surrounding area. The Reduced Project Alternative does not reduce the footprint 
or location of development or change the nature of the projects that could be permitted 
within the Subdistricts Area; however, this alternative would lessen the aesthetic effects 
relative to the proposed UCSP because development intensity would be less (reduced by 
25 percent) under this alternative. 

Since individual project specifics are not known at this time, the extent to which they will 
conform to the UCSP development regulations and design guidelines cannot be 
determined. Without assurance of conformance with the UCSP, this impact remains 
significant, and will remain significant under the Reduced Project Alternative. Therefore, 
conditions of approval shall be required on a project by project basis to ensure development 
is consistent with the UCSP.

10.2.3 Biological Resources 
There are no biological resources within the UCSP Subdistricts area, therefore, no impacts 
would occur by adoption of the proposed UCSP or the Reduced Project Alternative.

10.2.4 Cultural and Paleontological Resources 
Impacts to cultural and paleontological resources resulting from the Reduced Project 
Alternative would be the same as those identified for the proposed UCSP.  As noted in 
Section 5.3.4 of this EIR, 11 buildings or sites within the UCSP Subdistricts Area are 
currently designated or eligible to be designated as historically significant.  Demolition or 
substantial alteration of these buildings as a result of future development in accordance with 
the proposed UCSP would comprise a significant cultural resources impact. The Reduced 
Project Alternative does not change this potential.  As with the proposed UCSP, the loss or 
substantial alteration of as-yet unknown historically significant architectural resources or 
prehistoric and historic archaeological resources due to development of the Reduced 
Project Alternative would comprise a significant cultural resources impact. 

While the likelihood of encountering significant archeological resources and human remains 
is low, future construction activities in accordance with the UCSP or the Reduced Project 
Alternative may impact such resources.  Both the proposed UCSP and the Reduced Project 
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Alternative have an equivalent potential for affecting archaeological resources and human 
remains.  This would comprise a significant archaeological impact. 

Mitigation measures 5.3.5-1 through 5.3.5-5 detailed in Section 5.3.5 would be required to 
mitigate these impacts from the implementation of the Reduced Project Alternative. 
Preservation, adaptive reuse, rehabilitation, or relocation of a listed/eligible historic resource 
consistent with the Secretary of the Interior’s Standards and Guidelines would reduce 
impacts to said historical structures to below a level of significance.  If on a project-specific 
basis, these actions are demonstrated to be infeasible and the resource would be 
demolished documentation, of the resource per HABS Level I may not be sufficient to 
reduce impacts to below a level of significance.  In that case, impacts to architectural 
resources may be significant and unmitigated. 

10.2.5 Geology and Soils 
Geology and soils impacts resulting from the Reduced Project Alternative would be the 
same as those identified for the proposed UCSP.  As with the proposed UCSP, 
implementation of the Reduced Project Alternative has the potential to result in significant 
impacts related to geology and soils.  Future development would be exposed to geological 
hazards associated with seismic events, liquefaction, and expansive soils.  Potential 
impacts resulting from geologic hazards would be reduced below a level of significance 
through project-specific design measures, including compliance with applicable building 
codes (e.g., Title 24 of the California Code of Regulations, and the UBC). Additionally, a 
comprehensive, site-specific soil and geologic evaluation shall be conducted for all future 
projects to determine potential hazards and site conditions. The proposed UCSP and the 
Reduced Project Alternative both forecast development over roughly the same area.  As 
such, both the proposed plan and the Reduced Project Alternative have an equivalent 
potential for impacting geological resources.

10.2.6 Agriculture 
There are no agricultural resources within the UCSP area; therefore, no impacts to 
agricultural resources would occur by either the proposed UCSP or the Reduced Project 
Alternative.

10.2.7 Hydrology and Water Quality 
Impacts to hydrology and water quality resulting from the Reduced Project Alternative would 
be roughly the same as those identified for the proposed UCSP.  As with the proposed 
UCSP, implementation of the Reduced Project Alternative has the potential to result in 
significant impacts related to water resources and water quality. Future development would 
increase runoff by increasing the impermeable surface area. The proposed UCSP and the 
Reduced Project Alternative both forecast development over roughly the same area.  As 
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such, both the proposed UCSP and the Reduced Project Alternative have roughly 
equivalent potential for impacting water quality. Significant impacts to water quality resulting 
from future development would be mitigated through compliance with all applicable federal, 
state and local laws and regulations regarding water quality (e.g. JURMP, SUSMP, NPDES, 
SWPP, and City Development and Redevelopment Projects Storm Water Manual).

10.2.8 Transportation 
Impacts to transportation resulting from the Reduced Project Alternative would potentially be 
less than those identified for the proposed UCSP.  As with the proposed UCSP, 
implementation of the Reduced Project Alternative has the potential to result in significant 
traffic and circulation impacts. Future development within the Subdistricts Area in 
accordance with the proposed UCSP would result in two roadway segments and 19 
intersections dropping below acceptable levels of service.  While not quantifiable given lack 
of available data, it can be assumed that the Reduced Project Alternative, which comprises 
a 25 percent reduction of the proposed UCSP, would also result in several roadway 
segments and intersections dropping below acceptable levels of service.   As such, both the 
UCSP and the Reduced Project Alternative would result in significant traffic impacts; 
however, the Reduced Project Alternative would likely have less of an impact in terms of 
number of roadways and intersection affected. 

In regard to future demands for public transit services, a similar conclusion can be drawn.  
While both the proposed UCSP and the Reduced Project Alternative would allow future 
development that would place greater demand on local and regional transit services, the 
lesser number of allowable residential units and commercial square footage resulting from 
the Reduced Project Alternative would create less of a future impact on area roadways and 
intersections and less of a demand on public transit services.  In either case, significant 
impacts to transportation would require mitigation in the form of roadway and intersection 
improvements.

10.2.9 Air Quality 
Air quality Impacts resulting from the Reduced Project Alternative would be less than those 
identified for the proposed UCSP.  For comparative purposes, an assessment of the 
anticipated air emissions resulting from buildout of the GPU in the year 2030 under various 
alternative scenarios was prepared for the GPU EIR using the URBEMIS2002 computer 
program (Yolo-Solano Air Quality Management District 2003).  Using the land use 
designations for the adopted and preferred alternative General Plans, along with trip 
generation rates developed by SANDAG (SANDAG 2002), and URBEMIS2002 defaults for 
other parameters, average daily emissions were estimated using URBEMIS2002 assuming 
buildout of the plans in the year 2030.  The results of this analysis are shown in Table 10-3 
below.
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TABLE 10-3 
AVERAGE DAILY EMISSIONS TO THE SAN DIEGO AIR BASIN 

(pounds per day) 

Urban Core Specific Plan 
                 (2030)

Reduced Project Alternative 
                 (2030)

Season/Pollutant
Mobile

Sources
Area

Sources Total1
Mobile

Sources
Area

Sources Total1

Summer
 CO 5,796.00 64.08 5,860.20 5233.58 49.26 5282.84
 NOx 503.60 151.60 655.20 454.59 116.05 570.65
 ROG 512.50 537.10 1,049.70 451.71 450.40 902.11
 SOX

2 16.87 0.00 16.90 15.23 0.00 15.23
 PM10 2,949.00 0.28 2,949.60 2662.42 0.22 2662.64

Winter
 CO 5,968.00 62.70 6,030.60 5,387.86 48.15 5436.01
 NOx 754.6.0 151.60 906.20 681.18 116.03 797.21
 ROG 531.90 537.00 1,068.90 480.20 450.24 930.47
 SOX

2 16.55 0.00 16.60 14.94 0.00 14.94
 PM10 2,949.00 0.28 2,949.60 2,662.42 0.22 2662.64
1Totals may differ due to rounding. 
2Emissions calculated by URBEMIS2002 are for SO2.

The results of the modeling concluded that with the exception of reactive organic gases, the 
emissions resulting from the Reduced Project Alternative will be less than those that would 
occur under the proposed UCSP.

As seen from Table 5.10-6 of Section 5.10 of this EIR, small individual projects are not 
expected to exceed the thresholds of significance. If the smaller projects were considered 
as a single project they might exceed the quarterly thresholds. The effects of projects such 
as those discussed in Section 5.10, would occur under the Reduced Project Alternative as 
well as the proposed UCSP.  Emissions for both the proposed UCSP and the Reduced 
Project Alternative are anticipated to be below those that would occur under existing 
conditions due to improvements in mobile source emissions.  As such, implementation of 
either alternative is not anticipated to have a significant air quality impact when compared to 
the existing condition.  The Reduced Project Alternative represents an improvement in air 
quality over both the proposed UCSP and the existing condition.

Because the region is not in attainment for ozone and PM2.5 and is unclassifiable for PM10,

there is the potential for future projects that would conform to the UCSP to contribute to 
cumulatively considerable emissions should multiple projects be implemented 
simultaneously.  Should multiple projects equivalent to 200 dwelling units per acre be 
initiated in any given year, it is anticipated that the construction of those projects would 
result in a potentially cumulatively considerable increase in criteria air pollutant emissions. 
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Because there is a reasonable potential for multiple projects occurring at the same time, 
construction impacts are considered significant under the Reduced Project Alternative.

Furthermore, because the Reduced Project Alternative is not consistent with the growth 
assumptions of the RAQS, implementation of the adopted plan would not comply with the 
SANDAG TCM Plan and, therefore, would result in significant air quality impacts. 
Cumulatively significant impacts associated with sensitive receptors adjacent to the 
Interstate 5 Freeway would also remain under this alternative. However, given that the 
Reduced Project Alternative comprises a 25 percent reduction of the proposed UCSP and 
by extension 25 percent fewer units, the air quality impacts to the Reduced Project 
Alternative would be potentially less than those incurred under the proposed UCSP.  As with 
the proposed UCSP, mitigation for mobile source reductions of diesel particulates is the 
responsibility of state and federal agencies, therefore the impact would be significant and 
unmitigated.

10.2.10  Noise 
Noise impacts resulting from implementation of the Reduced Project Alternative would 
potentially be less than those identified for the proposed UCSP.  As with the proposed 
UCSP, development of the Reduced Project Alternative has the potential to result in 
significant noise impacts.  Development under the Reduced Project Alternative, as with the 
proposed UCSP, would result in an increase in allowable density along highways and major 
arterials and adjacent to rail, thereby exposing potentially sensitive receptors (residential 
and park users) to noise levels in excess of applicable thresholds. However, given that the 
Reduced Project Alternative comprises a 25 percent reduction of the proposed UCSP and 
by extension 25 percent fewer residents, the noise impacts resulting from the Reduced 
Project Alternative would be potentially less than those incurred under the proposed UCSP. 
 As with the proposed UCSP, all future projects allowed in the Reduced Project Alternative 
with the potential to be exposed to noise in excess of the specified limits shall be required to 
complete applicable exterior and interior noise analyses and demonstrate to the satisfaction 
of the City Planning and Building Director, Community Development Director, or Building 
Official, that project-specific design includes measures to reduce any noise impacts to 
below a level of significance.

10.2.11  Public Services and Utilities 
Impacts to public services and utilities resulting from the Reduced Project Alternative would 
be less than those identified for the proposed UCSP.  The Reduced Project Alternative 
represents a decrease in potential population relative to the proposed UCSP, thus reducing 
the demand for services and utilities. While the Reduced Project Alternative would reduce 
the demand for public services and utilities resources compared to the proposed UCSP, the 
same approach to upgrading facilities would need to be implemented. 
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The City of Chula Vista currently implements a public facilities development impact fee 
program that requires all new development within the City to contribute their fair share to the 
funding and construction of needed public infrastructure improvements.  In addition, the City 
imposes various other levies (recreational facilities development impact fees, statutory 
school impacts fees) and programs (Growth Management Ordinance, Capital Improvement 
Program) that annually review, reprioritize and schedule needed citywide public 
infrastructure.  In addition, the proposed UCSP and Reduced Project Alternative include a 
Facilities Implementation Analysis that evaluates ongoing, long-term improvement projects 
and determines whether long-term projects revenues are sufficiently aligned with long-term 
potential costs of public infrastructure.  Subsequent projects developed under the Reduced 
Project Alternative (or the proposed UCSP) will be subject to the payment of applicable 
development impact fees at the rate in effect at the time building permits are issued in order 
to mitigate significant impacts to public services and utilities. 

10.2.12  Population and Housing 
Impacts to population and housing resulting from the Reduced Project Alternative would be 
the same as those identified for the proposed UCSP.  As with the proposed UCSP, 
development of the Reduced Project Alternative would not result in significant population 
and housing impacts.  While the Reduced Project Alternative would also induce substantial 
population growth it would allow new development and redevelopment that would 
accommodate growth that is already planned to occur locally.  Development in accordance 
with the Reduced Project Alternative would not displace substantial numbers of existing 
housing or people necessitating the construction or replacement of housing elsewhere.  
Housing that may be removed by future individual projects would not necessitate the 
construction of housing elsewhere because the overall number of housing units allowed by 
the Reduced Project Alternative would be sufficient within the UCSP area to accommodate 
the affected population.  The proposed UCSP and the Reduced Project Alternative both 
forecast development over roughly the same area.  As such, both the proposed UCSP and 
the Reduced Project Alternative have a roughly equivalent potential for affecting population 
and housing, with both scenarios resulting in effects considered to be not significant. 

10.2.13  Hazards/Risk of Upset 
Hazardous materials impacts resulting from the Reduced Project Alternative would be 
roughly identical to those identified for the proposed UCSP.  The UCSP area contains 
numerous known and listed hazardous sites of potential environmental concern.  
Approximately 103 sites of potential environmental concern were identified in the UCSP 
Subdistricts Area through recent database research.  In addition, the UCSP Subdistricts 
Area contains several older buildings which may contain hazardous building materials (lead, 
asbestos, PCBs) that could be exposed during demolition or renovation.  The proposed 
UCSP and the Reduced Project Alternative both forecast development over roughly the 
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same area.  As such, both the proposed plan and the Reduced Project Alternative have an 
equivalent potential for encountering hazardous materials.

Future development consistent with the Reduced Project Alternative, as with the proposed 
UCSP, may result in significant impacts if such development allows greater contact between 
humans and hazards.  In either case, significant hazardous materials impacts would be 
similarly mitigated through compliance will all applicable federal, state and local laws and 
regulations regarding hazardous materials siting, assessment and remediation.  In addition, 
a risk assessment would be required at all sites within the UCSP area where contamination 
has been identified or is discovered during future construction activities; and a hazardous 
building materials survey would be conducted at all buildings in the UCSP area prior to 
demolition or renovation activities.

10.3 Automobile Priority Alternative 

The Automobile Priority Alternative involves the design and designation of area roadways 
such that the adverse traffic effects identified for the proposed UCSP would be lessened 
and traffic flow would take priority over pedestrian oriented design.  Under this alternative, 
land use densities and intensities would be the same as with the proposed UCSP, but 
certain pedestrian-oriented streetscape design features would be eliminated in order to 
maximize traffic flow.  The only impacts that would change in this alternative would be 
related to traffic flow. 

The proposed UCSP identifies roadway improvements that would result in UCSP 
intersections and street segments operating at LOS D or better.  As indicated in the traffic 
analysis conducted for the UCSP, even with the suggested improvements, the roadway 
segment of Third Avenue between E and G Streets and three intersections would operate at 
LOS E.  These intersections include: 

Broadway/H Street 
Hilltop Drive/H Street 

Third Avenue/J Street 

Additional traffic improvements to mitigate decline in the LOS for these intersections and 
street segment was not included in the proposed UCSP because of conflicts with plan 
objectives and right-of-way constraints.  Guiding principles of the UCSP are based on smart 
growth strategies, SANDAG’s Regional Transportation Plan (or MOBILITY 2030), and 
SANDAG’s Congestion Management Program, which advise new development to maximize 
density, reduce automobile congestion by increasing pedestrian, cycling, and public transit 
activity, and allow residents to enjoy short walking distances to and from employment, 
housing, shopping, entertainment, and different modes of transportation.   In order to fully 
mitigate traffic impacts within the Subdistricts Area, the UCSP would have had to implement 
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a traffic mitigation measure that conflicts with the plan’s primary objective, thus sacrificing 
pedestrian-friendly design for automobile-preferred design. In addition, some of these 
improvements could require additional right-of way that is currently developed with existing 
commercial and residential uses, which could not be assured at this time.

At the Broadway/H Street intersection (Int. #27), an additional northbound and southbound 
through lane would be required in order to achieve an acceptable LOS D conditions. 
However, this improvement would require extensive widening of Broadway and H Street to 
allow for lane drops. The Automobile Priority Alternative would include this widening.  It 
would, as a result, create longer pedestrian crossings.

At the Hilltop Drive/H Street intersection, the proposed UCSP includes no improvements 
due to right-of way constraints. The poor LOS at this intersection is primarily caused by the
high traffic volumes in the eastbound/westbound movements. Additional through and/or turn 
lanes would be required in order to improve this intersection to an acceptable LOS. The 
Automobile Priority Alternative would include this improvement. 

At the Third Avenue/J Street intersection, the proposed UCSP includes no improvements 
due to right-of way constraints. The required improvement is an additional southbound right-
turn lane. The Automobile Priority Alternative would include this improvement. 

10.3.1 Land Use 
Effects to land use resulting from the Automobile Priority Alternative would be identical to 
those identified for the proposed UCSP. The Automobile Priority Alternative would 
implement the same zoning as the proposed UCSP. The zoning conforms to the adopted 
General Plan.  Because the Automobile Priority Alternative would result in the same land 
use regulations as the proposed project, it would not result in the UCSP area being out of 
compliance with the GPU. Therefore, it would not conflict with an applicable land use plan, 
policy, or regulation of an agency with jurisdiction over the project. 

10.3.2 Landform Alteration/Aesthetics 
Effects to visual character of the UCSP area resulting from the Automobile Priority 
Alternative would be identical to those identified for the proposed UCSP. Adoption of the 
Automobile Priority Alternative would result in substantial changes to visual quality 
throughout the UCSP area.  The projected three-fold increase in residential and commercial 
population within the UCSP Subdistricts Area would be accommodated through increased 
density, building heights and mass, as in the proposed UCSP.  This intensification of 
existing land use would be substantial.  The existing visual character of low-rise single-use 
commercial and residential blocks of the UCSP would change to a mix of primarily low rise 
and mid-rise, with some high-rise, mixed-uses where commercial, office, and high-density 
residential uses are integrated within the same structure or block.  The development 
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standards and design guidelines which outline allowable and recommended parameters for 
the development of the Subdistricts Area that are proposed as part of the UCSP would also 
occur under this alternative. Conditions of approval shall be required on a project by project 
basis to ensure development is consistent with the UCSP development standards and 
design guidelines.  . 

At the Broadway/H Street intersection, the Automobile Priority Alternative would include an
additional northbound and southbound through lane. This improvement would require 
extensive widening. This widening of Broadway and H Street would allow for lane drops, 
however, it would create longer pedestrian crossings and would result in a less pedestrian 
friendly environment.  While it would avoid the identified traffic impact, it would not meet the 
goals of the proposed project to enhance pedestrian movement.  This change in the 
Automobile Priority Alternative over the proposed UCSP would result in a negligible 
difference in the visual quality of this intersection. 

At the Hilltop Drive/H Street intersection, the Automobile Priority Alternative would include 
additional through and/or turn lanes in order to improve this intersection to an acceptable 
LOS. The poor LOS at this intersection is primarily caused by high traffic volumes in the 
eastbound/westbound turning movements.  The additional through and/or turn lanes needed 
to improve this intersection were not included in the proposed UCSP due to right-of way 
constraints.  These additional improvements would not result in a noticeable difference in 
the visual quality of the UCSP area compared to the proposed UCSP.

At the Third Avenue/J Street intersection the Automobile Priority Alternative would include 
an additional southbound right-turn lane.  This improvement would also address Third 
Avenue traffic congestion between E and G Streets.  The additional southbound right turn-
lane would impact the Henry’s Marketplace building, which is built adjacent to the sidewalk. 
By comparison, the proposed UCSP proposes the narrowing of the travel way on Third 
Avenue; one of the through lanes along Third Avenue in each direction would be converted 
to an exclusive right-turn lane.  The purpose of this narrowing is to create a friendlier 
pedestrian atmosphere in accordance with the goals of the GPU. Provision of the widening 
and maintenance of the current designated lane configuration would adversely affect the 
nature of the community at this intersection and represents a significant aesthetic impact. 

The resulting difference in visual character arising from the intersection and street segment 
improvements provided in the Automobile Priority Alternative, but not the proposed UCSP, 
would be negligible, and the effects to visual character of the UCSP area resulting from the 
Automobile Priority Alternative would be identical to those identified for the proposed UCSP.

10.3.3 Biological Resources 
There are no biological resources within the UCSP area; therefore, no impacts would occur 
by adoption of the Automobile Priority Alternative.
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10.3.4 Cultural and Paleontological Resources 
The Automobile Priority Alternative does not change the potential for impacts to cultural and 
paleontological resources as described in Sections 5.3 and 5.5 of this report.  Effects to 
cultural and paleontological resources resulting from the Automobile Priority Alternative 
would be identical to those identified for the proposed UCSP.  As with the proposed UCSP, 
the loss or substantial alteration of as-yet unknown historically significant architectural 
resources or prehistoric and historic archaeological resources would comprise a significant 
cultural resources impact. 

Mitigation measures 5.3.5-1 through 5.3.5-5 and 5.5-1 detailed above would be required to 
mitigate these impacts from the implementation of the Automobile Priority Alternative. If on a 
project-specific basis, these actions are demonstrated to be infeasible and the resource 
would be demolished documentation of the resource per HABS Level I may not be sufficient 
to reduce impacts to below a level of significance.  In that case, impacts to architectural 
resources may be significant and unmitigated. 

10.3.5 Geology and Soils 
Impacts to geology and soils resulting from the Automobile Priority Alternative would be 
identical to those identified for the proposed UCSP.  As with the proposed UCSP, 
implementation of the Automobile Priority Alternative has the potential to result in significant 
impacts related to geology and soils.  Future development would be exposed to geological 
hazards associated with seismic events, liquefaction, and expansive soils.  Potential 
impacts resulting from geologic hazards would be reduced below a level of significance 
through project-specific design measures, including compliance with applicable building 
codes (e.g., Title 24 of the California Code of Regulations, and the UBC). Additionally, a 
comprehensive, site-specific soil and geologic evaluation shall be conducted for all future 
projects to determine potential hazards and site conditions. The proposed UCSP and the 
Automobile Priority Alternative both forecast development over the same area.  As such, 
both the proposed plan and the Automobile Priority Alternative have an equivalent potential 
for impacting geological resources.

10.3.6 Agriculture 
There are no agricultural resources within the UCSP area; therefore, no impacts to 
agricultural resources would occur by the adoption of the Automobile Priority Alternative.

10.3.7 Hydrology and Water Quality 
Hydrology and water quality effects resulting from the Automobile Priority Alternative would 
be identical to those identified for the proposed UCSP.  As with the proposed UCSP, 
implementation of the Automobile Priority Alternative has the potential to result in significant 
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impacts related to water resources and water quality. Future development would increase 
runoff by increasing the impermeable surface area in the City. Adherence to water quality 
control measures required under the San Diego County Municipal Permit would avoid 
potential water quality impacts. The proposed UCSP and the Automobile Priority Alternative 
both forecast development over the same area.  As such, both the proposed plan and the 
Automobile Priority Alternative have an equivalent potential for impacting water quality. 

10.3.8 Transportation 
Transportation impacts resulting from the Automobile Priority Alternative would be less than 
those identified for the proposed UCSP.  The Automobile Priority Alternative would mitigate 
impacts to the roadway segment of Third Avenue between E and G Streets and the 
following three intersections by resulting in improvements that would allow them to operate 
at LOS D or better.

Broadway/H Street 

Hilltop Drive/H Street 

Third Avenue/J Street 

With inclusion of the improvements identified for this alternative, there would be no 
significant impacts to UCSP intersections. All mitigation measures identified for the 
proposed UCSP would be required in conjunction with the Automobile Priority Alternative. 

Additional traffic improvements to mitigate decline in the LOS for these intersections and 
street segment was not included in the proposed UCSP because of conflicts with plan 
objectives and right-of-way constraints.  In order to fully mitigate traffic impacts within the 
Subdistricts Area, the UCSP would have had to implement traffic mitigation measures that 
conflict with the plan’s objectives to enhance pedestrian movement.   The acquisition of 
additional of right-of-way was not considered feasible due to the existing built condition at 
the affected intersections.

10.3.9 Air Quality 
Air quality impacts resulting from the Automobile Priority Alternative would be identical to 
those identified for the proposed UCSP.  Because there is a reasonable potential for 
multiple projects occurring at the same time, construction impacts are significant under both 
the Automobile Priority Alternative and proposed UCSP.  Furthermore, because the 
Automobile Priority Alternative and the proposed UCSP are not consistent with the growth 
assumptions of the RAQS, implementation of this alternative would not comply with the 
SANDAG TCM Plan and, therefore, would result in significant air quality impacts.  
Cumulatively significant impacts associated with sensitive receptors adjacent to the 
Interstate 5 Freeway would also remain under this alternative. As with the proposed UCSP, 
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mitigation for mobile source reductions of diesel particulates is the responsibility of state and 
federal agencies, therefore the impact would be significant and unmitigated.

10.3.10  Noise 
Noise effects resulting from the Automobile Priority Alternative would be identical to those 
identified for the proposed UCSP.  As with the proposed UCSP, development of the 
Automobile Priority Alternative has the potential to result in significant noise impacts.  
Development under the Automobile Priority Alternative would result in an increase in 
allowable density along highways and major arterials, and adjacent to rail. All future projects 
with the potential to be exposed to noise in excess of the specified limits would be required 
to complete applicable exterior and interior noise analyses and demonstrate to the 
satisfaction of the City Planning and Building Director, Community Development Director, or 
Building Official, that project-specific design includes measures to reduce any noise impacts 
to below a level of significance. 

10.3.11  Public Services and Utilities 
Implementation of the Automobile Priority Alternative would result in significant demands for 
public services and utilities identical to those identified for in the proposed UCSP.    
Automobile Priority Alternative does not change the project population relative to the 
proposed UCSP.  As such, it does not reduce the demand for services and utilities. 

10.3.12  Population and Housing 
Impacts to population and housing resulting from the Automobile Priority Alternative would 
be identical to those identified for the proposed UCSP.  As with the proposed UCSP, 
development of the Automobile Priority Alternative would not result in significant population 
and housing impacts.  While the Automobile Priority Alternative and the proposed UCSP 
would induce substantial population growth they would allow new development and 
redevelopment that would accommodate growth that is already planned to occur locally.  
Development in accordance with the Automobile Priority Alternative and the proposed 
UCSP would not displace substantial numbers of existing housing or people necessitating 
the construction or replacement of housing elsewhere.  Housing that may be removed by 
future individual projects would not necessitate the construction of housing elsewhere 
because the overall number of housing units allowed by the proposed UCSP and 
Atuomobile Priority Alternative would be sufficient within the UCSP area to accommodate 
the affected population.  Both the UCSP and the Automobile Priority Alternative have an 
equivalent potential for affecting population and housing, with both scenarios resulting in 
effects considered to be not significant. 
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10.3.13  Hazards/Risk of Upset 
Effects from hazardous materials resulting from the Automobile Priority Alternative would be 
identical to those identified for the proposed UCSP.  The UCSP area contains numerous 
known and listed hazardous sites of potential environmental concern.  Approximately 103 
sites of potential environmental concern were identified in the UCSP Subdistricts Area 
through recent database research.  In addition, the UCSP Subdistricts Area contains 
several older buildings which may contain hazardous building materials (lead, asbestos, 
PCBs) that could be exposed during demolition or renovation.  Future development 
consistent with the Automobile Priority Alternative, as with the proposed UCSP, may result 
in significant impacts if such development allows greater contact between humans and 
hazards.  In either case, significant hazardous materials impacts would be similarly 
mitigated through compliance will all applicable federal, state and local laws and regulations 
regarding hazardous materials siting, assessment and remediation.  In addition, a risk 
assessment would be required at all sites within the UCSP area where contamination has 
been identified or is discovered during future construction activities; and a hazardous 
building materials survey would be conducted at all buildings in the UCSP area prior to 
demolition or renovation activities.
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CHULA VISTA URBAN CORE SPECIFIC PLAN  
MITIGATION MONITORING REPORTING PROGRAM 

Introduction

This mitigation monitoring reporting program (MMRP) was prepared for the City of Chula 
Vista Urban Core Specific Plan to comply with Public Resources Code section 21081.6, 
which requires public agencies to adopt such programs to ensure effective 
implementation of mitigation measures.  This monitoring program is dynamic in that it will 
undergo changes as additional mitigation measures are identified and additional 
conditions of approval are placed on the project throughout the project approval process.  
Pursuant to Public Resources Code section 21081.6(a)(2), the City of Chula Vista 
designates the Environment Review Coordinator and the City Clerk as the custodians of 
the documents or their material which constitute the record of proceedings upon which 
its decision is based. 

This monitoring program will serve a dual purpose of verifying completion of the 
mitigation identified in the EIR and generating information on the effectiveness of the 
mitigation measures to guide future decisions.  The program includes the following: 

 Monitor qualifications 

 Specific monitoring activities 

 Reporting system 

 Criteria for evaluating the success of the mitigation measures 

The proposed project is the adoption of the Chula Vista Urban Core Specific Plan 
(UCSP). The UCSP would govern the development and revitalization of the urban core 
of the City of Chula Vista.  The UCSP includes land use objectives, development 
regulations (zoning), and development design guidelines to implement the adopted 
General Plan vision for the urban core.  The UCSP’s planning horizon is the year 2030. 

The City of Chula Vista is located in southern San Diego County, between National City 
and the southernmost portion of the City of San Diego which abuts the U.S.-Mexican 
border. The UCSP area occupies 1,700 acres in the northwest portion of the City.  A 
smaller, 690-gross-acre Subdistricts Area was determined to be most in need of 
revitalization 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 UCSP Subdistricts Area comprises the traditional downtown 
area east of I-5, west of Del Mar Avenue, north of L Street, and south of C Street.  
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Under the proposed Chula Vista Urban Core Specific Plan, the urban core would be 
organized into three planning districts (Urban Core, Village, and Corridors) and 26 
subdistricts. 

The proposed Chula Vista Urban Core Specific Plan is described in the Environmental 
Impact Report (EIR) text.  The EIR, incorporated herein as referenced, focused on 
issues determined to be potentially significant by the City of Chula Vista. The issues 
addressed in the EIR include land use, landform alteration/aesthetics, 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 hazards/risk of upset. The environmental analysis concluded that for all of 
the environmental issues discussed, some of the significant and potentially significant 
impacts could be avoided or reduced through implementation of recommended 
mitigation measures. Potentially significant impacts requiring mitigation were identified 
for landform alteration/aesthetics, cultural resources, geology and soils, paleontological 
resources, water quality, traffic circulation and access, noise, air quality, public services, 
public utilities (energy), and hazards/risk of upset. 

Public Resources Code section 21081.6 requires monitoring of only those impacts 
identified as significant or potentially significant. The monitoring program for the Urban 
Core Specific Plan therefore addresses the impacts associated with only the issue areas 
identified above. 

Mitigation Monitoring Team

The monitoring activities would be accomplished by individuals identified in the attached 
MMRP table.  While specific qualifications should be determined by the City of Chula 
Vista, the monitoring team should possess the following capabilities: 

 Interpersonal, decision-making, and management skills with demonstrated 
experience in working under trying field circumstances; 

 Knowledge of and appreciation for the general environmental attributes and special 
features found in the project area; 

 Knowledge of the types of environmental impacts associated with construction of 
cost-effective mitigation options; and 

 Excellent communication skills. 

Program Procedural Guidelines

Prior to any construction activities, meetings should take place between all the parties 
involved to initiate the monitoring program and establish the responsibility and authority 
of the participants.  Mitigation measures that need to be defined in greater detail will be 
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addressed prior to any project plan approvals in follow-up meetings designed to discuss 
specific monitoring effects. 

An effective reporting system must be established prior to any monitoring efforts.  All 
parties involved must have a clear understanding of the mitigation measures as adopted 
and these mitigations must be distributed to the participants of the monitoring effort.  
Those that would have a complete list of all the mitigation measures adopted by the City 
of Chula Vista would include the City of Chula Vista and its Mitigation Monitor.  The 
Mitigation Monitor would distribute to each Environmental Specialist and Environmental 
Monitor a specific list of mitigation measures that pertain to his or her monitoring tasks 
and the appropriate time frame that these mitigations are anticipated to be implemented.   

In addition to the list of mitigation measures, the monitors will have mitigation monitoring 
report (MMR) forms, with each mitigation measure written out on the top of the form.  
Below the stated mitigation measure, the form will have a series of questions addressing 
the effectiveness of the mitigation measure.  The monitors shall complete the MMR and 
file it with the MM following the monitoring activity.  The MM will then include the 
conclusions of the MMR into an interim and final comprehensive construction report to 
be submitted to the City of Chula Vista.  This report will describe the major 
accomplishments of the monitoring program, summarize problems encountered in 
achieving the goals of the program, evaluate solutions developed to overcome problems, 
and provide a list of recommendations for future monitoring programs.  In addition, and if 
appropriate, each Environmental Monitor or Environmental Specialist will be required to 
fill out and submit a daily log report to the Mitigation Monitor.  The daily log report will be 
used to record and account for the monitoring activities of the monitor.  Weekly and/or 
monthly status reports, as determined appropriate, will be generated from the daily logs 
and compliance reports and will include supplemental material (i.e., memoranda, 
telephone logs, and letters).  This type of feedback is essential for the City of Chula Vista 
to confirm the implementation and effectiveness of the mitigation measures imposed on 
the project. 

Actions in Case of Noncompliance

There are generally three separate categories of noncompliance associated with the 
adopted conditions of approval: 

 Noncompliance requiring an immediate halt to a specific task or piece of equipment; 

 Infraction that warrants an immediate corrective action but does not result in work or 
task delay; and

 Infraction that does not warrant immediate corrective action and results in no work or 
task delay. 
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There are a number of options the City of Chula Vista may use to enforce this program 
should noncompliance continue.  Some methods commonly used by other lead agencies 
include “stop work” orders, fines and penalties (civil), restitution, permit revocations, 
citations, and injunctions.  It is essential that all parties involved in the program 
understand the authority and responsibility of the on-site monitors.  Decisions regarding 
actions in case of noncompliance are the responsibility of the City of Chula Vista. 

SUMMARY OF PROJECT IMPACTS AND MITIGATION MEASURES 

The following table summarizes the potentially significant project impacts and lists the 
associated mitigation measures and the monitoring efforts necessary to ensure that the 
measures are properly implemented.  All the mitigation measures identified in the EIR 
are recommended as conditions of project approval and are stated herein in language 
appropriate for such conditions.  In addition, once the Chula Vista Urban Core Specific 
Plan has been approved, and during various stages of implementation, the designated 
monitor, the City of Chula Vista, will further refine the mitigation measures. 
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