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INTRODUCTION

Niki Properties, LLC (Applicant) has submitted applications for a Design Review Permit and a
Tentative Map for redevelopment of the 1.05-acre site located at the northeast corner of Third
Avenue and K Street (Site) with a mixed use, multi-family residential/commercial project known.
ag Vista del Mar (Project). The Project Site is located within the C1 Third Avenue South District
of the Urban Core Specific Plan area (see Attachment 1, Locator Map). The proposed Tentative
Map would consolidate the Site (currently composed of two legal lots per the 1911 Map) into
one condominium lot, which would allow the units to be sold individually. The Project has been
reviewed and evaluated by City staff and it is being presented to the Planning Commission for
consideration and recommended for approval. The rest of this report describes the subject Site
and DProject, and provides an analysis of the Project’s consistency with the General Plan and
Urban Core Specific Plan.

BACKGROUND

The Chula Vista 2005 General Plan designated the City’s northwest area as the Urban Core,
which included the City’s historic downtown and areas along H Street, Broadway and Third
Avenue as “focused areas of change” where more intensive development, revitalization and/or
redevelopment are proposed to occur. In order to effectively implement the vision and goals, the
General Plan required the preparation of a specific plan for the Urban Core area.

The Urban Core Specific Plan (UCSP) was subsequently prepared and adopted for the area in
2007. The UCSP follows the direction and vision provided in the City’s General Plan and
establishes a more detailed vision, goals, objectives, policies, regulations and guidelines for
future development in this area. The UCSP arca encompasses approximately 1,700 acres of the
traditional downtown area east of 1-5, west of Del Mar Avenue, north of [ Street, and south of C
Street. The UCSP area is divided into three distinct districts, including the Village District,
Urban Core District, and the Corridor District. Each of the sub-districts of the UCSP contains a
set of land use provisions, development regulations, and design guidelines that are intended to
encourage and facilitate infill/pedestrian scale development, mixed uses, urban amenities, transit
use, creative design, and the general revitalization of the UCSP. The Site for the proposed
Project is located within the C1 Sub-disirict known as the Third Avenue South District.

City staff has reviewed the Vista del Mar Project and associated conceptual design plans and the
Tentative Map in the context of the 2005 General Plan goals and objectives (Attachment 2) and
the UCSP development standards/regulations and design guidelines of the C1 Third Avenue
South District (Attachment 3). The proposed Project complies with the development standards
of the UCSP related to building height and setbacks, parking, landscaping, and open space. In
some of these standards, such as parking, landscaping, and open space, the Project actually
exceeds the UCSP requirements. The Project is also consistent with UCSP design guidelines
related to site planning, building placement, orientation and architecture. In terms of the
Project’s Floor Area Ratio (FAR), the Project proposes three Urban Amenities and requests an
Exception to the limits in FAR in order to increase the building FAR beyond the UCSP base
FAR. '
PUBLIC PARTICIPATION
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In response to the required Notice of Application mailed out to property owners/residents when
the Project application was received by City staff, several comments and questions from the
public were submitted to the City. Given the interest and concerns expressed by the public, two
neighborhood meetings were held by the Applicant and City staff on the proposed Project. The
first meeting was held on October 15, 2015 at Chula Vista High School and approximately 50
people attended the meeting. Most of the attendees expressed concerns about the Project as
indicated in the list of comments summarized and included below. Subsequent to the meeting
and based on comments received from the attendees, the Applicant revised the Project to address
questions, issues and concemns expressed. After the revised Project plans were submitted to the
City, a second.meeting was held on December 16, 2015 at ITilltop Drive Elementary School, so -
that the public could see and comment on the revisions made to the plans. Approximately 70
people attended this meeting. Even though the Project plans had been revised to address some
of the issues previously expressed, some of the meeting attendees who were opposed to the
Project again expressed concerns on some of the Project’s elements, such as building height and
balconies, and the issue of having a building like this next to single-family residences (see below
for comments summarizing opposition to the Project). The attendees in support of the Project
highlighted the community benefits that the Project could have at this location (see below for
comments summarizing support of the Project).

Subsequent to the two meetings, City staff received a three-ring binder with approximately 100
letters from members of the public expressing their concerns on the Project. The issues and
concerns expressed at the two Neighborhood meetings and in the letters delivered to the City are
generally in regard to the subjects described below. City staff’s response to these comments is
included in Attachment 4 of this report.

Opposition Summary

o Project should comply with UCSP as recommended by the citizens.
e Project is requesting too many deviations from the UCSP.

o Project is too tall and bulky for the adjacent Single-Family Residential (SFR)
neighborhood.

» Reduce building FAR. ,

> Residents will lose privacy as residents of the Project’s upper floors will command a
direct view into the SFR’s backyards and homes. :

» New residents will take over street parking. :

o Traffic will increase and create probléms at thé intersection of Third and K and
residential streets. ‘ ‘ ‘

s Traffic exiting the parking structure will travel east on K. Street through local streets to
reach freeways.

s Project construction will create dust and noise.

o Building will block sunlight and view of sunsets.

e Parking garage will attract homeless.

‘The comments expressed in favor of the pfoposed Project include the following:
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Support Summary

@

@

New housing is needed in the western part of Chula Vista; existing housing is in terrible
conditions and unsafe.

Support project because western Chula Vista needs to change; currently difficult to find
somewhere to live and everything is so old. '

There are many people who cannot afford to buy a house.

Parking is difficult everywhere, not just around Third and K.

Project would serve as an upgrade to the area.

Project will improve the neighborhood and make it more modern.

As indicated above, subsequent to the second meeting and after review of the revised Project
plans by City staff, the Applicant further revised the plans in an effort to comply with all the
development regulations and standards and to address the neighbors’ concerns. The revisions to
the Project plans include the following:

The building height and mass has been reduced by the removal of the fifth floor wing and
the reduction of the third floor wing along the K Street frontage.

The number of residential units has been reduced from 80 to 71.

The building’s Floor Area Ratic has been reduced from 2.3 to 2.0.

All the required parking (residential and commercial) has been provided on-site and
enclosed within the Project’s garage. Fourteen additional parking spaces above the
required parking were provided; seven parking spaces will be designated as guest
parking.

The balconies on the second and third floors closest to and facing the existing single
family residences have been removed and the balconies facing Church Avenue have been
recessed info the building wall. '

Landscaping along the property line and at the perimeter of the second floor terrace has
been increased to provide effective screening. : : o

The latest version of the Project is consistent with all the development standards and
regulations of the UCSP, except the FAR.

The Project provides parking, usable open space and landscaping in excess of the UCSP
requirements. o

The Project provides a variety of bepefits, including payment of infrastructure and
processing fees, and upgrades to public facilities (see Attachment 5). :

A traffic assessment and report were prepared that concluded that the Project will not
have any negative traffic impacts at the intersections or sireets in the vicinity of the
Project. The intersections and streets will continue to operate at the same service levels
as today (see Attachment 6).

On April 15, 2016, City staff received a letter from Ms. Evelyn Heidelberg, a San Diego land use
attorney, on behalf of Mr. Earl Jentz, a Chula Vista property owner, (Authors) with a series of
comments on the proposed Project. The letter contains a set of comments on various aspects of
the Project, including the proposed building’s FAR, compliance with development regulations,
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consistency with design guidelines, and the applicability of CEQA provisions. City staff
reviewed the letter and prepared a memorandum to the Planning Commission responding to the
comments in the letter. The memorandum and the letter are included as Attachment 12 of this
report.  The memorandum and letter were forwarded to Ms. Heidelberg and Mr. Jentz at the
same time as the report packet was sent out to the Planning Commission as part of the agenda
process. :

ENVIRONMENTAL REVIEW

The Development Services Director has reviewed the proposed Project for compliance with the
California Environmental Quality Act (CEQA) and has determined that the proposed Project was
adequately covered in the previously adopted Urban Core Specific Plan Final Environmental .
Impact Report and Mitigation Monitoring and Reporting Program FEIR 06-01, certified by the
Chula Vista City Council in May 2007. The Development Services Director has further
determined that only minor technical changes or additions to this document are necessary and
that none of the conditions described in Section 15162 of the State CEQA Guidelines calling for
the preparation of subsequent documents have occurred; therefore, the Development Services
Director has prepared an Addendura to UCSP FEIR 06-01 (see Attachment 7).

RECOMMENDATION:

That the Planning Commission consider the Addendum to UCSP FEIR 06-01, grant the
requested exception on FAR and approve the Design Review/Urban Core Development Permit
Resolution and the Tentative Map Resolution to develop the subject Site with the proposed
Project, subject to the conditions listed in the resolutions. :

DISCUSSION:

Project Site Location and Characteristics:

The site for the proposed Project is located in the C1 Third Avenue South District of the T/CSP.
This District consists of several blocks of Third Avenue frontage that are located between I and
L Strects {see Attachment 8). The District has an area of approximately 53 acres. It consists
primarily of professional offices north of J Street, and a mix of retail and professional office uses
south of J Street. Among these office and retail uses are six sites, that include, a residential |
development mixed with commercial fronting on Third Avenue including one single-family
home, small and mid-size condominium complexes, and a senior housing complex that contains
75 residential units. Behind these frontage developments are single-family homes (east of Third -
Avenue along Church Avenue) and multi-family complexes (west of Third Avenue).

The Site for the proposed Project consists of two assessor’s parcels (573-371-2300 and 573-371-
1200} with a total area of 45,738 square-fect (1.05 acres). The Site is currently occupied by three
buildings with a combined area of approximately 20,450 square-feet, which were built during the -
1950°s and 1960’s, and are currently occupied by a martial arts gymnasium, an insurance office,
a botanical sales store, and a chiropractor’s office; one of the buildings is currently vacant. The
existing structures would be demolished to aliow construction of the proposed Project. The Site
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is flat, has a rectangular/L-shape form, and fronts along Third Avenue, K Street and backs onto
Church Avenue. The Site is located in the fully urbanized area of the City that is part of the
Urban Core. The Site is surrounded by a variety of commercial retail, restaurant and office uses
along Third Avenue; across K Street from the Site is a Bank; and to the north and east across
Church Avenue are single-family homes (see table below with land use and zoning information
for more details). h

Project Description

The Project consists of the redévelopment of the 45,738 square-foot property with a mixed-use, 3
to S-story (34 to 60 feet in height) structure, with 71 residential condominium units (1 and 2
bedrooms with an area between 736 sq. ft. and 1,200 sq. ft.), a 1,770-square-foot residential
fitness center, 1,004-square-feet of lobby and elevator space, 2,572-square-feet of residential
lounge space, and 616 square-feet of commercial space (see proposed Project plans in -
Attachment 9). The Project also includes the construction of 142 parking spaces (subterranean,
street level and enclosed), 17,646 square-feet of common and private open space, and
approximately 8,500 square-feet of landscaped space, as well as the associated access and
circulation areas. The use distribution within the building structure is as follows:

o Underground floor — enclosed residential, commercial, and guest parking (74 spaces);

o TFirst floor — enclosed residential parking (68 spaces), residential fitness center,
lobby/elevators, residential lounge space, and commercial space which fronts on the
1,700 squared-foot public plaza at the Third and K corner; trash, recycling, and bulky
items deposit;

o Second floor —Z1 residential units and landscaped terrace;

s Third floor — 21 residential units; :

e Yourth floor — 17 residential units; and

e TFifth floor — 12 residential units.

Part of the proposed open space is in the form of balconies in all units and a large terrace on the
second floor of the building. The outside perimeter of the terrace contains planters with trees
and shrubs to screen the views from the structure to the neighboring residences. A six-foot high
concrete decorative wall will be constructed along the northern and eastern property edges of the
residential properties adjacent to the Project Site. A 10 to13-foot buffer inside the property line
will be landscaped with trees and shrubs. The Project will also include the excavation and export
of 9,750 cubic vards of soil- during the grading phase for the development of below-grade -
parking. , : .

Project Architecture

The proposed Project architecture is contemporary and intends to provide a new urban face to
development within the C1 Corridor area, while maintaining an architectural design consistency
with the surrounding neighborhood styles. The main function of the Project at this important
corner of the Third Avenue District is to create a people activated, urban comner that contributes
to the City’s goal of “Complete Streets” and enhances the public realm through improved
streetscape design and individual building character. (A complete street is a safe, accessible, and
convenient street for all users regardiess of tramsportation mode, age, or physical ability.
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Complete streets adequately provide for bicyclists, pedestrians, transit riders, and motorists.
Complete streets promote healthy communities and reductions in traffc congestion by offering
viable alternatives to driving.)

The clean, contemporary lines of the building are a deliberate design direction. The proposed
materials have a finely grained textare. The sand finish plaster provides a predominately neutral
texture and color and will be juxtaposed by the randomiy seamed pre-finished metal panel
cladding at the building comer element, The building mass is punctuated by recessed vertical
elements such as the stair and elevator tower, which are highlighted in an accent color and which
break up the roof line. Balconies are both recessed into and project out from the building wall
providing shadow and articulation to the building facade. The north wall on the property line
adjacent to the existing commercial building is a fire-rated wall on a zero lot line condition and
as such does not have window openings. The wall will be provided with visual relief and texture
by a recessed vertical slot with the plaster accent color, a proposed mural and reveal lines in the
plaster.

The street level of the building includes full height storefront windows with clear, non-reflective
glass. The base of the building is softened by raised planters. The planters and solid walls at
street level will be concrete with a textured finish. Building entries along Third Avenue and at
the corner plaza are marked by overhead marquees and signs. These, along with awnings over
storefront windows reduce the scale of the building to human scale. The enclosed garage at street
level is wrapped with resident amenity uses along Third Avenue to enliven the street elevation.
On K Street the garage will have openings of a similar size and distribution as the windows
above. These openings will be secured with a perforated metal screen.

Land Use and Zoning

The existing land uses and designations on and adjacent to the subject site are shown in the table
below. :

eral Pfan Designation= | Zoninig Desighation’ ™ | 1" | Existing Uses .
Mixed Use. - C1 Corridor
Site : Gymnasium/ office/retail/vacant
Mid-Third Avenue District Residential/Commerciai :
North Mixed Use 1 Corridor Office Building/Cocktail
ort
Mid-Third Avenue District Residential/Commercial Lounge/Single-Family Ho mes
East ‘Residential Low-Medium ‘ Ri Singie-‘famiiy Homss
Mixed Use C1 Corridor ‘
South ' . Bank/Offices
Mid-Third Avenue District Residential/Commercial
Mixed Use C1 Corridor
Wast Restaurant/Gas Station/Office
Mid-Third Avenne District Retail Commerciafl

Consistency with Development Standards
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As indicated previously, the site is located within the City’s Urban Core Specific Plan C-1
Corridor, which allows the development of mixed use projects subject to compliance with
specified development standards in the Specific Plan and listed in the table below. Since the
Project site is adjacent to an R-1 (Single-Family) District, the Project must also comply with the
development standards of the Neighborhood Transitioning Combining District (NTCD). These
standards include setbacks fromi R1 properties, building step backs, landscape. materials, lighting, -
screening, fencing, and building design. Following are the required development standards of
the C'1 District and the proposed Project’s development standards:

Development Standard C1 District Project Proposal
Building Height | 60 ft. Max. 34 - 60 feet

Building Setbacks: , '

Front: 10 feet 10 Feet

North Side: 0 feet; 10 feet : 0 Feet; 13 feet

South Side: 10 Feet ‘ 10 Feet

Rear (East): 10 Feet and 0 along street 10 Feet and 5 along
‘ street

Building FAR: Base: 1.0 (45,738 sq. ft.) Base: 1.0

Incentive bonus: 0.5 (22,869 sq. ft.) | Incentive bonus: 0.5
Dev. Exception: Allowed w/findings | Dev. Exception: 0.5
(22,738 sq. ft.)

Parking Required: 128 spaces | 142 spaces

Open Space Required | Not required by Cl  District 17,646 sq. ft.
regulations.

Landscaping 15% Min (Landscape mapual) 1 19% (8,500 sq. ft.)

Incentives and Amenities Zoning

Tn addition to the established development standards and design guidelines, the UCSP provides
other requirements and incentives to enhance the quality of life within the Urban Core by
encouraging pedestrian friendly design, amenities, beautification, sufficient parking, mixed-uses,
affordable housing, and access to public transit, parks, community facilities, and social services.
The Urban Amenities Table (Attachment 3) presents a wide variety of urban amenities either
required or desired in the Urban Core within the Cl District. The table describes whether these
amenities are required by the USCP (or other regulations) or whether provision of these elements
will be encouraged through incentives. Ome of the incentives provided in the UCSP is an
increase in the building FAR, which is a zoning tool used to regulate building form and bulk.
The FAR is obtained by dividing the total enclosed building area {with the exception of garages
and parking structures and other elements) by the Site area. As indicated in the above table, the
UCSP permits a base FAR of 1.0, which is equivalent to 45,738 square-feet of building area. By
providing thres qualifying amenities and applying the incentive provisions in Attachment 3, the
proposed Project may increase the permitted FAR to 1.5 (68,607 sq. ft.). The amenities provided
by the Project are: :

All enclosed parking, plus more parking than required;

Public plaza with furniture and art; and
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Project design and building features o achieve a LEED Gold certification.

Below are the specific numbers used to calculate the FAR and the corresponding areas that result
from the provision of the amenities.

- Project site area: 45,738 sq. ft.
> Total proposed project building area: 91,345 sq. ft.

= Proposed amenities and corresponding percentage increase in FAR are as follows:
0 Enclosed parking — 10% (4,574 sq. ft.)
o Public Plaza — 10% (4,574 sq. ft.)
o LEED Gold Certification — 30% (13,721 sq. ft.)
- Total allowed additional building area from proposed amenities — 22,869 sq. ft.

Development Exceptions

Additionally, the UUCSP provides for and authorizes the Planning Commission to grant
exceptions to the land use and development regulations, in order to encourage and achieve
mnovative design. The Project is requesting one exception to the FAR limit in the amount of 0.5
or 22,738 square-feet. Exceptions may be granted by the Planning Commission in cases where
all of the following findings are made:

1. The proposed development will not adversely affect the goals and objectives of the
Specific Plan and General Plan.

2. The proposed development will comply with all other regulations of the Specific Plan.

3. The proposed development will incorporate ome or more of the Urban Amenities
Incentives in section F - Urban Amenities Requirements and Incentives, of this chapter,

4. The exception or exceptions are appropriate for this location and will result in a betrer
design or greater public benefit than could be achieved through strict conformance with
the Specific Plan development regulations.

Evidence to support these findings are addressed and substantiated in the Analysis Section
below.

ANALYSIS:

As indicated previously in this report, the City Council adopted the UCSP to implement the
General Plan’s vision for the development of mixed-use (residential/commercial), higher density,
pedestrian-oriented projects and a broad range of uses that serve the needs of adjacent residents,
promote neighborhood activity, and are compatible with adjacent neighborhoods. The adopted
UCSP contains more focused objectives and policies, as well as the required regulations and
development standards to review and evaluate development projects for consistency with the
General Plan’s objectives and policies for the area. In addition, the UCSP provides incentives

.and exceptions for projects that represent the siting of a variety of land uses in an urban

environment that is both pedestrian and environmentally sensitive, and provide a variety of
amenities that will increase the quality of life of the neighborhood. The proposed Vista del Mar
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Project was reviewed and evaluated based on the General Plan objectives and policies and the
UCSP’s regulations, development standards, and design guidelines contained in the C! Third
Avenue South District. Following is an analysis of the Project based on the applicable policies
and standards of the UCSP.

Land Use

The proposed Project is consistent with the vision, objectives and policies of the General Plan
and the regulations of the UCSP. The General Plan and the UCSP envision the C1 Third Avenue
South District as an area with a balanced mix of commercial and residential uses that contribute
" to create a vibrant and attractive area. As stated in the UCSP,

“These regulations are intended to encourage and facilitate infill development,
mixed uses, pedestrian scale, urban amenities, fransit use, creative design, and
the general revitalization of the Urban Core.”

The Project would redevelop the subject Site, which currently has buildings that were built in
the 1950’s and are in need of replacement, with a residential and commercial Project. The
Project would provide multi-family housing in this area of Chula Vista and would bring families
and social and economic activity to the area. Those families would take advantage of and
support the comumercial base along Third Avenue, which provides a variety of goods and
services in close proximity. More residents would contribute to create an active and vibrant
atmosphere along Third Avenue as envisioned by the General Plan and the UCSP. The proposed
public plaza at the corner of Third Avenue and K Street with. art and fumiture will provide an
" amenity that will activate the sireet and create opportunities for civic engagement. The wider
and furmished sidewalks along Third Avenue and K Street will contribute to activate the street
and create a pedestrian-safe and friendly environment. The proposed Project is also consistent
with the UCSP development regulations (sec Table above) related to building height, building
sethacks and step backs, parking, open space and landscaping. As shown in the table above, the
Project meeis all of the regulations of the specific plan and, in cases such as parking, usable open
space and landscaping, the Project exceeds the minimum required standards.

Floor Area Ratto

. The UCSP allows an FAR of 1.0 by right. In order to achieve a higher FAR utilizing the -

UCSP’s incentives and exception to achieve innovative and creative design, the Project proposes
three amenities and requests an exception from the minimum allowed AR,
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FAR from Three Amenities

As indicated previously, the three amenities provided by the Project are listed below. This is
then foliowed by a brief description and analysis of each of the amenities.

) Parking — 10% (4,574 sq. ft.)
) Public Plaza - 10% (4,574 sq. ft.)
) LEED Gold Certification —30% (13,721 sq. ft.)

e Parking — All the required parking is provzded on-site and parking is enclosed within the -
structure — This allows a 18% increase in FAR.

The proposed Project provides a total of 142 parking spaces, which are located in the
underground floor and the first floor of the parking garage. The UCSP requires a total of 127
parking spaces for the residential component and one parking space for the commercial
component, which brings the number of required spaces to 128. Of the remaining 14 spaces
7 will be designated as guest parking and the other 7 will be .designated for the building
residents. The additional 14 spaces represent approximately 10% of the total spaces required
by the UCSP. The parking amenity is seen as a positive addition to the Project because it
benefits the Project and the surrounding neighborhood by providing all the parking on-site
and enclosed, and by providing 14 spaces beyond those required by the UCSP. Providing all
the required parking on-site plus 14 additional spaces for guests and residents contributes to
minimize on-street parking demand.

o QOutdoor Space — Plaza provided W1th art/furniture at corner of Third & K Street — This
allows a 10% increase in FAR.

One of the important features of the Project is the public Plaza located at the comer of Third
Avenue and K Street, next to the Project’s commercial suite. The Plaza has an area of
approximately 1,700 square-feet and will be farnished with tables, chairs, and landscape
materials such as palm trees and shrubs. A central feature will be a water fountain or an
artistic sculpture. The Plaza is located outside the building and adjacent to the comer and
represents a valuable outdoor public space that is accessible to and can be used by the
building residents, customers of the commercial suite or by the general public. This feature
will offer a passive recreational space for people to congregate and interact, and create -
neighborhood activity. The Plaza represents a public benefit and a positive addition to the
Project, which is considered an appropriate justification for the 10% increase in building
FAR.

s LEED Gold Certification — Attachment 10 shows the proposed LEED Checklist — 30%
FAR.

The Project has been designed to incorporate architectural and construction features that
would qualify the Project to apply for and achieve Leadership in Energy and Environmental
Design {LEED) Gold Certification. LEED is a building certification program associated with

.
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the US Green Building Council and the LEED program provides a means of verifying that a
building or a group of buildings were designed and built in a way that would improve energy
savings, water efficiency, indoor environmental quality, and CO2 emissions reduction.
LEED-certified buildings are resource efficient. They use less water and energy and reduce
greenhouse gas emissions. Projects pursuing LEED certification eam points across several
areas that address sustainability issues. Based on the number of points achieved, a project
then receives one of four LEED rating levels: Certified, Silver, Gold and Platinumi.

The Project has been designed to include the following list of features from the LEED
Checklist (see Atftachment 10) and seek Gold Certification from the US Green Building
Couneil: : '

Location and Transportation
Sustainable Sites

Water Efficiency

Energy and Atmosphere
Materials and Resources
Indoor Environmental Quality
Innovation

Regional Priority

o0 O 0 G o0 00

Rased on the UCSP Urban Amenities Table, this Certification would grant the Project the
incentive to increase the building FAR by 30%. Attachment 11 contains the list of proposed
LEED items from-the Applicant and a deseription of how the Project’s features would meet
cach of those items. Granting the 30% increase in building FAR is justifiable because the
certification will verify and insure that the Project has been designed and will be built in a
way that would improve energy savings, water efficiency, indoor environmental quality, and
CO?2 emissions reduction. This will make the Project conform to the goals and objectives of
the General Plan and UCSP by developing a mixed-use (residential/commercial) Project that
is environmentally sensitive, saves resources, creates less wasle and pollution, and
contributes to a healthier environment and community.

FAR Exception

As indicated previously, the Project is requesting one exception to the FAR limit of 1.0 in the -
amount of 0.5 or 22,738 square-feet. The Development Exception section of the UCSP
authorizes the Planning Comunission to grant exceptions to the land use and development
reculations (in this case FAR) if the required findings are made. Below are the required findings,
each followed by substantiating information:

1. The proposed development will not adversely affect the goals and objectives of the Specific
Plan and General Plan. '

The goals and objectives of the General Plan and Specific Plan are not adversely affected by

the proposed 0.5 increase in FAR. On the contrary, the Project as proposed implements the
(leneral Plan and Specific Plan by providing a mixed use residential/commercial use at the
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Corner of Third Avenue and K Street. The intent of the General and Specific Plans is to
facilitate and encourage development and improvements that will help realize the
community’s vision for the Urban Core area. The Urban Core and the C1 District are
envisioned to be vibrant, forward-thinking but respectful of its past and alive with thriving
businesses, attractive housing and enfertainment, cultural and recreational activities. The
Urban Core Vision aims to create a uniguely identifiable Urban Core for Chula Vista that is
an economically vibrant, pedestrian-oriented and multi-purpose destination. The proposed
Project meets the goals and objectives because it brings improvements and community
benefits to an area of Third Avenue that is currently under-performing and not living up to
the stated vision of the Specific Plan. This project has the potential to spur additional
development along the Third Avenue corridor with additional community and economic
benefits. The proposed Project provides wide sidewalks and a public plaza that will create a
pedestrian-friendly environment and foster civic engagement in a multi-purpose
environment. The building mass and form allows the Project to have the number of
residential units and the associated parking, landscaping, recreational spaces and other
features that provide a multi-purpose environment and activities to meet the goals and
objectives of the General and Specific Plans,

The proposed development will comply with all other regulations of the Specific Plan.

As indicated in the Development Standards table above, the Project complies with all other
development standards and regulations of the Specific Plan. The building has-a height that
varies from 34 feet along K Street and a height of 57 feet along Third Avenue (the building
parapets and elevator shaft achieve a height-of 60 feet, which is the-maximum permitted by
the UCSP).  The Project provides all the required parking on-site and enclosed within the
building structures in the underground and first floor levels, and provides 14 additional
parking spaces for guests of the residents. Open space and Landscaped areas are also
provided in excess of the minimum required.

The building form respects the properties in the adjacent R-1 Zone to the north and east of
the Site along Church Avenue by locating the second floor terrace and balconies as far away
as possible from the property lines, and provides heavy screening by landscaping the
perimeter of the structure. The 3 to 5¥story building structure was designed to place most of
the bulk and mass along Third Avenue and K Street, and as far as possible from the property.
lines of the single-family homes. As required in the NTCD regulations the building also steps-
back from the adjacent residential properties along Church Avenue, resulting in a reduced
building mass and height near the residential properties, as well as, di stancing the Project as
much as possible from the residential properties.

The UCSP’s Special Provisions for the NTCD indicate that “Building design shall be
cognizant of adjacent low density uses and avoid balconies overlooking rear yards.” The
intent of this provision is not to do away with balconies but rather to address their potential
effects on privacy. The building design is cognizant of and sensitive to the adjacent
residential uses by distancing the structures from the adjacent property lines by as much as
49 to 59 feet. Also, dense and tall landscape materials have been provided along the east and
north perimeter to screen the homes from direct view of the balconies. While the NTCD
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provisions indicate that balconies should be aveided, balconies are still an important design
and functional elements of the UCSP and the Project. In fact, the UCSP provisions for multi-
family projects encourage the use of balconies and other features to achieve quality building
design. One of those provisions is the following: “Three dimensional design features, such
as balconies and bays should be incorporated into the building design. Balconies serve to
provide building facade articulation and interest, and they serve to provide usable
open/recreational space. Building fagade articulation and interest are important elements for
a project such as this one, which is part of an urban setting where the building architecture
intends to improve the face of Third Avenue and become a new architectural landmark.
Balconies are also important as a source of recreational space in an urban setting because
they provide recreational space on site. While balconies remain as part of the building
elevations, the design issues (particularly privacy) associated with them have been avoided
through the described Project features. ' '

The proposed development will incorporate one or more of the Urban Amenities Incentives
in Section F - Urban Amenities Requirements and Incentives, of this chapter.

The Project incorporates the three amenities listed above, which are: all required parking
{on-site and enclosed); public outdoor space in the form of plaza with art feature and
furniture; and LEED Gold Certification. Additionally, the Project includes other amenities
and community benefits as follows:

As indicated previously, the Project will provide fourteen parking spaces that exceed the
parking regulations and provide guest parking spaces within the- parking garage. The
proposed Project will prqvidé a community landmark at the Site in the form of a public art |
mural on the north facing wall of the building. The mural will not only serve as a piece of art
that will complement the building’s architecture, it will also serve as alandmark that may be
used to identify this new building in this area of Third Avenue, since.no other art pieces like
this exist now. Per the community input received at the Second Neighborhood Meeting, the
mural could reflect the history of Chula Vista or important historical events in the City’s past
and looking towards the future. '

The enhanced streef improvements for the Project include a widened sidewalk along Third’
and K Street, new paving, street trees in grates, and street furniture such as benches, trash
cans and planters. Additionally, this residential development will provide more options for-
clean, safe, energy efficient and modern housing for the Chula Vista workforce. These 71
dwelling units will put more people on Third Avenue to support the stnail businesses located
there and to create a more pedestrian-friendly street atmosphere. | '

The exception or exceplions are appropriate for this location and will result in a belter
design or greater public benefit than could be achieved through strict conformance with the
Specific Plan development regulations.

The additional FAR of 0.5 (33% above the allowed FAR) is appropriate for this location

hecause it would allow the Project to comply with the goals and objectives of the General
Plan and Specific Plan related to bringing a mixed use project with sufficient residential units
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and community amenities to provide housing, activate the street and support the existing
commercial base. The C1 District is characterized by having mosily retail and office uses.
While there are about five properties in the District with residential uses, these properties
only represent about 4% of the total District area. General Plan policy calls for some
additional residential development within the C1 District to support the existing and future
commercial development. It has been estimated by staff that the appropriate residential
acreage that could potentially be developed within the District based on the General Plan
policy is approximately 40% of total area. That percentage would be translated into
approximately 21 acres. The proposed Project FAR of 2.0 (91,345 sq. fi) represents
approximately 9.5% of the total potential residential capacity within the C1 District,

The Project’s FAR of 2.0 is appropriate for an urban mixed use development and is in line
with development trends elsewhere in the Urban Core area. The maximum building height is
5 stories along the Third Avenue elevation (60° high as allowed by the C-1 zone) and 3
stories along the K Street elevation. This building configuration places the most mass and
bulk along the Third Avenue and K Street’s elevations, away from the existing low density
residential. The Applicant has revised the Project and has taken measures to reduce the
building mass and addressed community concerns without reducing the viability of the
project.  Furthermore, the form-based nature of the UCSP ensures that the proposed
development emphasize the importance of site design and building form (which last many
years} over numerical parameters such as FAR (which are likely to change over time through
‘periodic reviews and amendments to the UCSP as-required by law, and based on changes to
the physical conditions of the Urban Core and changes in economic activity). The proposed
development creates a people activated, urban comer that contributes to the city’s goal of

~ “Complete Streets” and enhances the public realm through improved streetscape design and
individual building character. » -

Site Planning and Building Placement/Orientation/Building Architecture

In addition to the development standards and regulations listed in the C1 District, the UCSP also
contains a variety of design guidelines, the purpose of which is to guide the design and
development of projects pursuant to the objectives and policies of the General Plan and the
UCSP. The UCSP’s design guidelines for the C1 District focus primarily on promoting quality
and diversity of new commercial and residential development and safe and efficient parking and -
circulation. The proposed Project was analyzed based on the applicable design guidelines that -
are stated in the next section of this report and are followed by a statement indicating how the
Project is consistent with each of the guidelines.

“Encourage new development that maintains a healthy interaction with the major
street and swrrounding uses by minimizing hormful external effects and providing
strong transit, automobile, and pedestrian conneciions.”

The proposed Project is consistent with this guideline because it relates directly to the Third
Avenue and K Street frontages and strongly interacts with the commercial corridor. The Project
creates a people activated, urban corner that contributes to the City’s goal of “Complete Streets.”
The Project enhances the public realm by being placed next to the street, through direct access
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onto the street, and by the improved streetscape design and individual building character. The
Project’s placement of most of its mass and bulk next to the street and away from the adjacent
neighboring residences creates an appropriate separation that respects privacy and minimizes
shade, noise and other potential externalities. The Project also provides a strong connection with
the pedestrian, public transit and the automobile by its placement along Third Avenue and K
Street. The building is close (10 fi.) to the street and the uses on the first floor, such as the .
residential fitness center, lobby and elevator space, residential lounge space, and commercial
space, relate to, and activate and connect effectively to the street. The future residents will also
have easy and quick access to Bus Route 929 on Third Avenue, which will connect them to other
Bus Routes and Trolley Stations. The vehicle entry into the garage on K Street is located away

- from the intersection and provides access for residents, guest and commercial customers without
~ creating traffic issues on the strect (see Traffic Letter Assessment - Attchment 6)..

“New development in the Corridors District should consider the area’s scale and
character and demonsirate sensitivity to surrounding uses by limiting building
massing, providing project amenities such as landscaping, seating, and plazas,
and screening parking and equipment areas. :

“Additional serback areas and wpper floor setbacks are encouraged when
commercial and residential areas are adiacent to each other and employ
landscaping to screen parking lots from adjacent residential uses and streets.”

The building structure. has. been designed to incorporate large setbacks that create significant
distance from the neighboring properties and limit the potential intrusion into their backyards.
The fifth and fourth floors on the wing located along K Street have been removed and reduced,
respectively, to lower the mass and bulk and create more separation from the adjacent residences.
As such the building structure is closest to the Third Avenue and K Street frontage fo create
more activity and vibrancy on the street thus promoting more pedesirian activity, as envisioned
by the General and Specific Plans. All parking is contained on-site and enclosed in the ground
and first floors of the building structure. The perimeter around the parking is heavily landscaped
by a combination of trees and shrubs on planters and on the ground in order to maximize
screening between the building and the adjacent residences. Also, the east and south perimeter
of the second floor terrace is fully landscaped to provide additional screening between the
building and the adjacent residences. ‘

The building is sited, designed and treated such that the intensity of the building mass is in the
most appropriate location along the Third Avenue comumercial corridor and as far away as .
possible from the adjacent single family properties. By being next to the Third Avenue and K
Street commercial corridor, the Project creates a people activated, urban corner that contributes
to the city’s goal of “Complete Streets” and enhances the public realm through improved
strectscape design and individual building character. By being located along the western and
southern areas of the site, the building stracture minimizes the shade effect over the residences,
particularly during the winter solstice. The Project is sensitive 10 and responds to the nearby
residential neighborhood’s concerns by stepping down the building mass and using balconies and
awnings to articulate the building facade and create more presence along the streets.
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“Upper floor balconies, bays, and windows should be provided that overlook the

streef, enliven the street elevation, and communicate the residential function of
the building.”

“Consideration should be given for privacy. relative to adjoining properiies,
Crient buildings and decks to maximize views while preserving the privacy of the
surrounding neighbors.”

Balconies and windows are an integral part of the building structure. Balconies are an important
architectural element and their projection beyond the building wall is used to create articulation
and variety along the building walls. They are also an important functional element in that they
serve as recreational open space for the residents. The concems of the neighbors related to views
from the balconies into their backyard and homes and a potential loss of privacy are addressed by
the Project by stepping down the building mass and distancing the structure from the residential
properties as much as possible. The balconies along the east building elevation are approximately
47 feet from the property line, while the balconies along the north elevation are approximately 58
feet from the property line. The second floor terrace is approximately 13 feet from the property
line, but along its perimeter is a 6 to 13-foot planter that creates additional distance between
people on the terrace and the property line. This planter will have a variety of landscape
materials such as trees and shrubs to further screen the neighboring yards and homes from the
Project. The Project has been designed in response to the neighbors’ concems and to strike a
balance between the neighbors’ respect for privacy and the Project’s need to contain all the
elements of a well- organized and articulated building. '

“The physical design of facades should utilize such techniques as: Break or
articulation of the facade; vertical and horizontal offsets to minimize large blank
walls and reduce building bulk; significant change in facade design,; plocement of
window and door openings; and position of awnings and canopies.”

The architecture of Vista del Mar is contemporary and it intends to provide a new urban face to

development in this part of Chula Vista. The project relates to its location on the Third Avenue

commercial corridor by creating a people activated urban corner that creates opportunity for

street activity and enhances the public realm through improved streetscape design and individuai -
building character. The building clevations are well articulated by a variety of elements. The
view of the building from the corner of Third and K shows the elevations that dividé the building

into four smaller parts, a 5-story portion with 2 plaster finish along Third, a 5-story corner

portion with different materials and sloped roof line, a 4-story portion with plaster finish along K

and a 3-story portion along Church with a more residential roofline with overhanging eaves at

the balconies. :

The clean, contemporary lines of the building are a deliberate design direction. The materials

will have a finely grained texture. The sand finish plaster will provide a predominately neutral

texture and color and will be juxtaposed by the randomly seamed pre-finished metal panel

cladding at the building comer element. The building mass is punctuated by recessed vertical

clements such as the stair and elevator tower, which are highlighted in an accent color and which
break up the roof line. Balconies are both recessed into and project out from the building wall
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_providing shadow and articulation to the building facade. Windows are vertically oriented, full
height and are recessed in the building wall. The windows are distributed in an off-set pattern
within the plaster wall and in a regular pattern within the metal clad wall. The facade will be
enlivened by various window awning types including an L shaped sheet metal shroud and a
horizontal awning with diagonal support kickers.: ' '

Shade and Shadow

Residents to the north and east of the Project Site have expressed concemns regarding the
potential of the project to cast shadows on their properties, and block out sunlight for a
significant portion of time. The project plans include a shade and shadow study (Sheet A5.0 of
the plans in Attachment 9). This study looks at the best and worst case scenarios based upon
summer and winter solstice. The shade/shadow analysis examines summer and winter shading
conditions between Sunrise and Sunset for the 34 to 60 fect-high structure. It shows where shade
from the proposed structure falls over the neighboring properties as the sun moves through the
sky from morning to evening. According to.the shade/shadow analysis, no urban development
within the project vicinity would be permanently shaded. As can be seen on the winter shading
exchibit, shadowing during the winter months would create increased shading on the commercial
office immedijately to the north and residential properties to the northeast of the structure.
During winter months, shadowing would occur in a northwest to northeast direction throughout
the day. During noon, the commercial office building and part of the first house would be shaded
on_the worst case winter solstice exhibit. The most severe shading during the Winter Solstice
would occur during the evening. Shading would be less severe during all other times of the year.
The summer solstiee exhibit (best case) shows very little shadowing cast onto adjeining
properties. '

Tentative Map

A Tentative Map was prepared and submitted as part of the Project to establish a condominium
map that would allow the sale of the units, and establish individual condominium ownerships.
Additionally, the map will provide for the grading and development of the Site as shown on the
site and grading plans. Pursuant to Government Code Section 66473.5 (the Subdivision Map
Act), the Planning Commission must make the findings listed in the Tentative Map resolution
substantiating that the Tentative Map, as conditioned therein, is in conformance with the
clements of the City’s General Plan. The proposed Tentative Map has been reviewed for~
consistency with the City of Chula Vista Subdivision Manual and staff has ncluded the
necessary conditions that must be satisfied prior to issuance of a Final 1 ‘vla,p The condmons are
described in detail in the Planning Cornmission resolution.

CONCLUSION

Vista del Mar is the first mixed-use (commercial/residential) project within the C1 District that
is-submitted to the City for approval since the UCSP was originally approved in 2007 (the first
approved and built project was the retail market at the corner of Third Avenue and J Street). As
such the Project represents the first opportunity in many years for development of a
residential/commercial project in this part of the City. The Project will provide new investment,
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modern housing facilities and site improvements that will contribute to revitalize and enhance
the Site and the neighborhood. The Project will provide new for-sale and affordable (7 units)
muliti-family housing that will improve the housing mix and enhance residential opportunities in
the neighborhood. The Project’s central location in the City and along one of the important
corridors will provide convenient access for residents to jobs, transportation, and a variety of
goods and services in close prokimity,

The Site will be developed with a quality project that is consistent with the vision, objectives and
policies of the General Plan. The proposed project has been designed to meet the development
regulations and design guidelines of the UCSP. Regarding the building’s FAR, the Project has
provided the three amenities previously described and analyzed, and it requests an exception to -
the base FAR. The provided amenities and the exception allow the Project to provide all the
clements to represent a well rounded and well designed Project to meet the goals and objectives
of the General Plan and UCSP. The Project is well planned, incorporating the principals of
Smart Growth (mix of uses, compact building design, range of housing opportunities, walkable
neighborhoods, etc), “Complete Streets” (safe and accessible for all users, reduces traffic
congestion, connected to transit), and resource conservation. Tt is designed to respect and blend

with the comumunity character, local history, and environment. The proposed Project will re-
~ activate the street and contribute to improve the neighborhood and create residential and business
activity in this part of the City. Based on the description and evaluation of the Project, the
- findings made, and the conclusions above, staff recommends that the Planning Commission
approve the proposed Project subject to the conditions contained in the reselutions.

DECISION-MAKER CONFLICTS

Staff has reviewed the property holdings of the Planning Commission members and has found no
property holdings within 500 feet of the boundaries of the property which-is the subject of this
action. Consequently, this item does not present a disqualifying real property-related financial
conilict of interest under California Code of Regulations Title 2, section 18702. 2(a)(11) for
purposes of the P011t10a1 Reform Act (Cal. Gov’t Code §87100, ef seq.).

Staff is not independently aware, and has not been informed by any Planning Commission

member, of any other fact that may constitute a basis for a decision-maker conflict of interest in
this matter.

FISCAL IMPACT

The proposed pmJect is a private development. The application fees and processing costs are
paid for by the Apphcant
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Attachmems

Locator Map
General Plan Mid-Third Avenue District Vision, Objectives, and Policies
UCSP Third Avenue South C1 District Regulations
Public Comments and Responses
List of Project Contributions
Traffic Letter Assessment
Addendum to FEIR-06-01
C1 District Map
Proposed Project Plans
. Proposed Project LEED Features
. Description of Proposed Project LEED Features
. Comment Response Memorandum and Letter from Ms. Eveiyn Heidelberg and Mr. Earl
Jentz
13. Design Review (UCSP Development) Permit Resolution
14. Tentative Map Resolution
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APPLICANT:
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LLOCATCR [ PROECT VNista Del Mar

PROJECT  NEG Third Av & K St
ADDRESS:  APN's 5733711200 & 5733712300

PROJECT DESCRIPTION:

DESIGN REVIEW

SCALE:
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FILE NUMBER:

DR15-0015

Projact Summary. Proposal for a mixed use 3-5 story, 71 condo units with 616 sq

1t of commercial space and 142 below grade parking stalls.

Related cases:
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_LAND USE AND TRANSDO?{?ATE%N ELEMENT

CHAPTER 5

8511 Ma{§~"§’hird Avenue District

Des«:ﬂpmn of msia‘ ct

The Mid-Third Avenue District (Figure 5-35) consists of Seve:ai blocks of Third Avenue frantage
that are located between 1 and L Strea’cs

Existing Conditions

The Mid-Thitd Avenue District consists primanily of professional
offices north of | Street, and a mix of retaif and professional
3 office uses south of ] Street,

‘Jﬁﬁ%@n for Foeus Area

The Mid-Third Avetiue District remains relatively sfable, with
= primarily office uses, some housing between [ and | Streets,
and segregated retail and office uses between J and L Streefs,
Land uses on the west side of Third Avenue, south of ] Street
prov;de local refall services for adjolning residentiat nelghborheods, while the east side of Third

Avenue consists of offices. Bullding heights far the Mid-Third Avenue Dis’cﬂct arz primarily low-
rise,

Reinforce the existing land use pattern of predominantly reta 'i‘ uses on
“the west side of Third Avenue, and office uses on the east side of Third
Avenue between ] Street and L Street.

e

F‘%ﬁ‘n
Page LURZ23 L mven

Attachment 2
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{ AND USE AND. TRANSPORTATION FLEMENT

CHAPTER 5

2020
Palicies
Uses
LUT €0.4 Fstablish a profssional office district along the east side of Third Avenue,
ctween | and L Streets, cons! iStert with e predominance of existing of ce
Uses. Some Himited resle | uses may be considered within this segnentto
provide addfonal vibrancy and pedestr*an acfvlty,
WM
Intensity/Height
LUT 80,2 Establish building heights that are primaifly low-rise, although some mid-ise
: buildings may be allowed, if compatible with the surrounding neighharhood
and if their design features benefit the community, :
Design
LUT 80.3:  The Urban Core Specific Plan shall estabiish design guldelines and/or zoning
standards that provide for buildings heights that step down ad}acentio single
family nelghborhoods.
Amenities
LUT 60.4 Cornmuntly amentiies to be consideted for the Mid-Third Avenue District as

part of any incentive program should Include, but not ke limited to, those
Exsted in Policy LUT 27,1

Page LUT-224 ity of Chula Vista General Plan
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ATTACHMENT 3

€1 Third Avenue South

{Melighborbood Transiton Combi

) ning District)
Primary land use: Retail (West of Third Avenue), Office (East of Third

Avenue); Residential

Urban Begulations

Z. Ficor fraa Ralia:
Max: 1.0
2. Buliding Height:

Min: 18’ Max: 60/

3. Building Stephacic
Not mandatory

4, Strect Wali Frontage: 50% Min

5, Sethacks:
Street Min: 107 Sireat Mawx 207
' Neighborhood Trapsition: See Section
D. for additional sethacks for parcels
adjacent to R-1 and R-2 zones

G0 Max Haight

Paridng Regulations

1. Parking Locatlons:
Any lecation onesits, except in
front of buildings .~

2 Residentiz{ Parking:
See CVMC 19.62.080

Street 3 Non-Residential Parking:
Sidewalk - _ © Min: 2 spaces/1,000 sf
« 277 On-site Min: 50%

20" Max Sethack
16‘ Mm éetbaclt

Summary sheet does not reflect all regulations
that may apply 10 each property. Please consult
the remalnder of the chanter for all criteria.

D
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B. Special Provisiens for Neighborhood Transition Combining
Bistricts and Transit Focus Aress

1. Puipose

The .purpose of the Nelghborhood Transition Combining District (NTCD) is to
permit special regulation fo insure that the character of zones within the Specific
Pian area will be compatible with and will complement surrounding residentia
areas. Neighborhood Transitiori GCombining Districts apply to the subdistricts
adjacent to R-L and R-2 zones: V-3, V-4, UG5, UC-6, UC-13, € 1, and C-2.
Transit Focus Areas provide special regulations to encourage the development
and use of public transpertation: US-4, UC-2, U510, UC-12, and UC-15.,

| 2. Requirements

a. Figure 6.60 detalls required side and rear setbacks from the property
- . fine that abuts an R-1 or R-2 zone. Where such vard is contlguous and
parailel with an alfey, one-half the width of stch alley shail be assumed
to pe a portion of such vard, Within transit focus areas, provide a
minimum 15 feet of rear vard sethack for structures up to and over 34
feet in height.

|
1 : b, For every 35 fest in helght, the
| “ structure shall step back at least
15 feet on the side(s) of the
_ structure that abut an R4 or R-2°
! district. Within Transit Focus Areas,
' ~ provide a building stepback of at
least 15 feet for every 35 feat in
height abutting resldential uses. In
addition to meeting the stepback
requirements, no partofthe huilding
shall be closer o the property line
g - than a 80-degree plane extending
) from each stepback line.

¢. A landscaping plan should include
one to three smail shade tree(s) for
every 3,000 square fest 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 on the
nerth facing facade of the building).

Property Ling,
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Alt exterior lighting shall focus internaily within the property to decreass
the light poliUtion onto the neighboring properties.

Screening and/or buffers shall be required to obscure features such

as dumpsters, rear entrances, Utility and maintenance structures and
lcading facilities. :

A six-foot solid or decorative metal fence shall be placed on the
property line, if the fehee is solid, it shall have design treatment and be'.

articulated every six to eight feet to avoid presenting a blank wall te the
street or adjacent proparty.

g. Building design shali be coghizant of
adjacent low density uses {j.e. aveid
‘balconies overleoking rear vards).

. As part of the project design and
submittal, developments within Transit
Focus Areas shall conduct studies 1o
assess the effects of light, solar
access, and shadowing, on adjacert
bulldings and arsas and Is subject to
Section C-Development Standards in
this Chapter,

N
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F. Urbian Amenity Regulrements and Incentives

- 4. Introduciion

This section outlines requirements and incantives for urban amenities that will
enhance the quality of iife within the Urban Core by encouraging pedestrian-
friendly design, amenities, beautification, sufficient parking, mixed-use districts,
preferred site location, affordable housing, and access to public transit, parks,
community facilities, and social services, ;

2. Incentive Zoning

The Urban Core Specific Plan regulates the development of property through
use ahd buik restrictions. The tool selected for regulating density and intensity
in the Urban Core is a limitation on the allowable Floor Area Ratio. FAR is the
ratlo between the size of the ot and tha maxdmum amount of floor space that
a building constructed on that lot may contain.

Through Incentive zoning, Chula Vista seeks to realize certain amenities or
design provisions related to a particular develepment project in exchanges for
granting an increase inthe FAR or FAR walver for the property being developed.
Locations where the City may grant such incentives are clearly identifled in this
chapter. '

Bonus awards may be as “of right” or disoretionary. Discretionary authority to
grant all FAR bonuses or Tes waivers s delegated to the Pkammd Commission
or City Council as nacessary.

The amount of bonus awards Chula Vista will make available should take into
account the projectad bulid-out that would cceur i all of the bonus provisions
allowable underihe program were actually awarded. This total shouid not excead
the capacity of the land ot the capacity of the City to provide infrastructure and
services to support the build-out,

To determine just how much additfonal FAR or FAR walver should be granted,
the Planning Commission should take into account the value added o the
property by the amenity or design, and a reasonable share of additional FAR
' or FAR walver that will propottionally eompensate the deve!ope; for the
additional amen ities or design provisions.
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3. Urban Amenities Tabls
The Urban Amenities Table presents a wide variety of urban amenities ejther
required or desired in the Urban Core. The table describes whether these
amenities are required in the Specific Plan (or other regulations) or whether
provision of these elements will be encouraged through incertives. When an
urban amentty is required, the specific responsibilfities of the property owner
are {dentified In the Requirements column. ln soms cases, the applicant
. shouid refer to other sections contained within the Specific Plan for particular
= guidelines or regulations. When provision of an urban amenity resufts in
- additional benefits to the property owner, the incentive for providing the amenity
- is listed in the Incentives column. [ncentives requests will be evaluated case-by-
case based on the degree of public benefit provided by the proposed project,

Several of the urban amenitias may be both a requirement and an incentive:
 in these cases, a certain portion of the amenity is required to be provided

and the property owner may also recognize additional benefits by providing
- an additional portion of the amenity. The Urban Amenities Table alse details
the subdistricts within the Specific Plan‘area In which provision of a particular
elsment is required or eligible for incentives. If no subdistricts are spesified,
the amenlty is applicable to all subdistricts. '
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Sirestscape Improvemsnis.

Development impact fee and/or
development requirements (Contained
in Chapter Vi)

Nona

Paseos

Public right of way, development
requirements {Contained in Chapter
V1), andfor develooment impact fee

MNone

Padestrian Circulation (Onsite
and Offsite)

Dasign guidelines (Contained in’
Chapter VII} and development
requirements (Confained in Chapter V[)

None

Streetfront Facades/Sireat
A all

Design guidelines {Contained In
Chapters VI & Vil) and development
regulations (Containad in Chaplers Vi &
Vi

Nona

Upner Lavel Setbacks

Design guidelines {Contained in
Chapters V[ & VII) '

Ngne

Landscaping

Design guidelines (Contained in
Chapter Vi)

MNaong

Transit Station Improvements

Design guidelines (Contained in
Chapter Vil and/or development

fimpact fee

Applicabifity: V-1, V-2, V-4, V-5, UG-,

UG-12, UG43, UG-14, UC-15, UC-18,
Uc-18, UC-19, C-1, &2, and -3

UC-2, UC-4, UC-5, UC-7, UC-9, UC-10,

MNaone

Cutivral Arts {Public}

Development impact fse Applicability:
V-1, V-2, V-3, V-4, UC-1, UGC-2, UC4,
UGC-5, UC-7, UG-8, UC-10, UC-12, UG-
13, UC-15, UG-8, UC-18, UC-18, -1,
G-2, and C-3

MNane

Site Access

Design guidaiines {Contalned in
Chapter Vi) and development
requirements {Contained in Chaptar Vi)

None

Vartical Mixed-Use
{Residential over Commercial?
Projects)

Design guidalines (Contained in
Chapter Vil} and development
requirements {Contained in Chapler V1)
Applicability: V-1, V-2, V-3, V-4, U-CH,
U-G2, UG-8, UG+10, UG-12, UC-13, UG
14, UC-15, C-1, C-2, and C-3

MNone

Vertical Mixed-Use
(Residential over Commercial
Projects} within 500 feetof a

Design guidelines (Containad in
Chapter VIl) and development
requirements {Contained in Chapter VI}

MNone




{UC-7, UG-9, UC~10, UC-12, UC-13, UC

ST LS

Design guidelines (Contained In
Chapter VIi} and development

requirements {Contained in Chapter V)
and/or development impact fee for

underground facilities Applicability: V-1,
V=2, V-3, V-4, UC-1, U-C2, UC4, UG-,

15, UG-18, UC-18, -1, C-2, and C-3

_uTmma

parking district, including structured and

10% increase in the aliowable
FAR and the affowable number of
residenttal units when afl parking
is provided within the building, -
antirely below grade, orin a
parking garage of at least two
levels and wrapped with uses or
archiieciurally concealed »
Applicabiity; All subdistricts

Public Parks and Plazas,
inchuding Sports/Recraation
=sosi-aciiities, Play Lots, Water
eaiures, Trails, Par Courses,
sEauipment, Gardens, Art
AW orks

Development Impact fee and parkland
dadication

ipublic outdoor cpen space shall

10% Increase in the ajlowable
FAR when addtional public
outdoor space is provided above
and beyond PAD requirements
and other than thoss identifled in
Figure 8.64 is provided, The |

have the following
characteristics: has an area

a minimum depth of 30 feat:
provides tables and chalrs;
provides pedestrian-scaled
lighting of at least 2 {ooicandies;
and has culdoor public art and
other desired amenities, such as .
fountains,

Applicabllity: All subdistricts

greater than 500 square feet with

City incluslonary housing requirement
when applicabla

As allowed by State Density
Bonus Law {Government Code
Section 65915}

Applicability: All subdiskricts that
allow residential

LEED Beorseard submitted with Urban
Core Development Permit application

FAR Increase (20% for LEED
Certification, 26% for LEED
Siver up fo 35% for LEED
Platinum), also puicrity permit
review with LEED certification.
Apglicability: All subdistricts

Historic or Architecturai
Acquistion and Maintenance

FAR waiver: FAR for elemanis
nat included in overall project

Nens FAR
Applicability: All subdistricts
Community Services/Human FAR walver: FARfor elements
“EServices Norie not Included i overal project

FAR

1

Appiicability; All subdistricis
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1. Devel @@"IE%%“JL Ducepiions

The land use and development regulations encourage the siting of a variety of
land uses in an urban environment that s hoth pedestrian  and
environmentally sensitive. Where used in combination with the Urban
Amenities Incentives, as provided for in this chapter, the development
regulations and urban amenities incentives will encourage innovative design:
To further achieve this goal, it may be necessary to be flexible in the
application of certain development standards. As such, the Planning
Commission may authorize exceptions to the land use and developrment
regulations Inctuded within this chapter through the issuance of .an Design
Review Permit, if all of the following findings are made:

1. The proposed development will not adversely affect the goals and
oblectives ofthe Specific Plan and General Plan.,

2. The proposed development will comply with alt other regulations of the
Specific Pian.

3. The proposed developrnent will incorporate-one or more of the Urban
Ameanities incentives in section F - Urban Amenities Requirements and
Incentives, of this chapter.

4. The exception or exceptions are appropriate for this location and will
resuft in a better designh or greater public benef t than could be
achieved -through strict conformance with the Specific Plan B
development regulations. ' :

Al other sections of the Chula Vista Municipal Code shall apply

Consideration of a development standard exception shall be concurrent with
the review of the Design Review permit, as outlined in Chapter XI - Plan-
Administration, Section C.1. Des gn Review Reguirements, of this Spﬂ‘CiﬁC
Plan.

52~




NEIGHBORHOOD MEETINGS
October 15 & December 16 2015

Comment

Staff Response

Reference

Project should comply with UCSP
as recommended by the citizens.

The Project has been revised to mect
ail the development standards of the
Urban Core Specific Plan (UCSP),
except Floor Area Ratio (FAR).

See p. 8 of the
Planning
Commission (PC)
Report.

Project is requesting too many deviations

from UCSP.

The Project is requesting only one
exception to the FAR. Exceptions
to the FAR as authorized by the
UCSP.

See p. § of the PC
Report.

Project is too tall and bulky for the

adjacent single family residential (SFR)

neighborhood.

The proposed 57-foot building
height meets the 60-foot height limit
of the UCSP. The building structure
has been reduced and moved next to
Third Avenue and K Streetand
away from the single-family homes.

See pp.§ and 13 of
the PC Report.

Reduce building FAR.

The proposed building FAR has
been reduced from the initial Project
FAR of 2.3 down to 2.0. The UCSP
allows a base FAR of 1.0, with
increases in FAR based on the
provision of amenities and requests
for exceptions. As explained in the
stafl report the Project provides |
three amenities equivalent to 0.5
FAR and requests.an exception for
0.5 FAR. The amenities and
exception, which bring the total
FAR to 2.0, may be justified and
granted based on the findings made
and described the PC Report.

See pp. 12 of the
PC Report.

Residents will lose privacy as residents

of the Projects’ upper floors will
command a direct view into the SFR’s
backyards and homes.

The Project has been revised to
address potential privacy issues.
The building structure has been
designed to minimize its mass and
bulk by removing the fifth floor and
reducing the fourth floor from the
building wing along K Street. Also,
both building wings have been
located along the Third Avenue and
K Street sidewalks, as far away as
possibie from the single-family
residences. Through this revisions
the Project addresses the issue of

See pp. 8 of the PC
Report.
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Comment

Staff Response

Reference

privacy as required by the UCSP.

New residents Will take over street
parking.

The Project has been revised to
include all the parking spaces
required on-site and inside the -
structure, and includes 14 more
parking spaces than required.

See p. 8 of the PC
Report.

Traffic will increase and create problems
at the intersection of Third and K and
residential streets.

A Traffic Assessment Letter was
prepared by LLG, Inc. to assess the
traffic and potential impacts that
would be generated by
implementation of the Project. The
Traffic Assessment determined that
no significant impacts would occur.

See Attachment 6 -
to the PC Report.

Traffic exiting the parking structure will
travel east on K Street through local
streets to reach freeways.

The traffic analysis conducted on
the Project calculated the amount of
additional traffic that would be -
generated by the Project (a total of
690 daily trips). The study also
determined that of the total traffic
penerated 15% would enter/exist the
Project on K Street. That means that

approximately 100 trips would come |

in from or go east on X Street during
a 24-hour period. This further -
means that the street would continue
to have an adequate level of service.

See Attachment 6
te the PC Report.

Project construction will create dust and
noise. '

Project construction 1s a temporary
situation. The proposed Project
permits have been conditioned to
implement measures during
construction to minimize dust and
noise levels. :

See pp. 6 and 7 of
Addendum to EIR,
Attachment 7 of PC
Report.

0.

Building will block sunlight and view of
sunsets. _ ‘

A shade study was conducted for the
Project. The study determined that
the most severe shading during the |
Winter Solstice would occur during
the evening. Shading would be less
severe during all other times of the
year. The summer solstice exhibit
(best case) shows very little
shadowing cast onto adjoining

| properties.

See Sheet AS5.0 of
the Project plans in
Attachment 9 of the
PC Report.

11

Parking garage will attract homeless.

The Project’s parking garage has
been designed to minimize access to
other than building residents and

See Proiect Plans in
Attachment 9 to the
PC Report.
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Comment

Staff Response

Reference

customers of the commercial suite.
The building will have strong
management that would have
control over who is within the
premises, The garage will only have
one entry from K Street, and one
limited entry through the lobby.
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2258 First Avenue
San Diego, California 92101

T619.2359262 F619.2350522

Project Memorandum

DATE: March 23, 2016

PROJECT: 14118 Vista del Mar

To: Miguel Tapia, City of Chula Vista
FR@M: Maxine Ward, Studio E Architects
SUBJECT: Froject Contributions

COPIES TO: Fila

MEMORANDUM:

Miguel,

As requestad in your email of 03/22/16, below piease find a table that lists the obligatory and .
voluntary contributions that this project will make towards the improvement of the Chula

Vista cornmunity.

} Chligatory Contributions

Valuntary Coniributions

Plan Check fees

Indirect community benefit - Energy efficient
building meaeting LEED Gold certification

Parmit fees

Diract community benafit - Craation of public
plaza.at Third & Kintersection

inspection faes

Direct community benefit — Cregtion of @
community landmark by the inclusion of
public artin the form of a mural on the nerth
facing building wall

Sehool fees

Direct community benefit - Provision of
public art in the form of sculpture or fountain
at the public plaza

Park acquisition and development feas

Diract community benefit - Provision
agrchitecturally screened parking

Development impact faes

Direct community benefit - Provision of 8
guest parking spaces within the parking
structure

Sewer fees

Indirect community benefit - Provision of 7
additional resident parking spaces within the
parking structure, beyond the requirement

Upgrade to public facilities - new publie fire
hydrant

Diract community benefit - Provision of new
strzet furniture, such as benches, trash eans,
bike racks and planters

Upgrade to public facilities « new sidewalks
and new wider sidewalk at Third Ave

Direct community benefit - Provision of clean,
safe, energy efficient modern homes for the
Chula Vista woerkforee

-57—
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Upgrede to public facilities - new street trees

Direct community benefit - Provision of mare
potential customers teo the small business
community located along Third Avenue

Upgrade to public facilities - new sirset lights

Direct community benefit - lob creation due
to construction, commarcial use and property
rmanagement

Upgrade to public facilities - new pedestrian
ramp

Direct community bensfit - Provision of
additional living and lifestyle choices for
Chula Vista residents

END OF MEMORANDLIM

_58....




Jamuary 25, 2016

Dr. Hamid Mani

California Retina Associates
835 Third Avenue, Suite A
Chula Vista, CA 91911

LLG Reference: 3-15-2558

Subject: Vista Del Mar Project — Tmfﬁc Letter Assessment

Dear Dr. Mani:

Linscott, Law & Greenspan Engineers (LLG) is pleased to provide you with this traffic
letter assessment addressing the potential near-term traffic impacts associated with the
proposed Vista Del Mar project consisting of 76 condominium units and 511 SF of
retail space. The project site is located on the nortneast corner of Third Avenue and
K Street in the City of Chula Vista.

Figure A depicts the project area. All figures are included at the end of this letter.

A. INTRODUCTION / PROJECT UNDERSTANDING | ,

The Vista Del Mar project proposes the construction of a 5-story building located on
the northeast comer of Third Avenue and K Street within the City of Chula Vista.
The mixed-use project proposes 76 condominium units within floor levels 2-5 of the
building. Street level floor space will contain common areas associated with the
residential use (1,770 SF Resident Fitness Center and 2,572 SF Resident Lounge,
comprising community kitchen, meeting room(s), management office) and separate
commercial space for lease (511 SF).

- Access to the project site would be provided via one driveway/ramp to an enclosed

parking garage situated along K Street. The project wili provide 136 resident parking

spaces and 8 guest/commercial spaces.

Figure B depicts the Project’s site plan.
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Engineers & Planaers
Traffic
Transportation

Parking

Linseott, Law &
Greenspan, Engineers
4542 Ruffner Street
Suite 100

San Diego, CA 32113
858.300.5880 v
858.300.8810 =
wwwligengineers,com

Pasadena
Costa Mesa
San Diego
Las Vegas

Philip M. Lingcott, PE Gape-2s08
Jack M Greanspan, PR Ret]

Yillam A. Lawg PE o
Paul W, Wiingon, PE
John P, Kaﬁéng{ PE
Uandid' S, Shender. PE
JufinA, Bearmay, PE
Clara b, Look-Jaeger, BE

Bichard £. Bagrotd, PE
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Dr. Hamid Mani

January 25, 2016
Page 2

 B. Stupy AREA/EXISTING CONDITIONS / DATA COLLECTION

Study Area

The study area was determined based on the Project’s trip distribution and the most
likely locations to be impacted by the Project. The study area analyzed includes the
following locations:

INTERSECTIONS
1. Third Avenue /] Street
2. Third Avenue / K Street
3. K Street/ Project Driveway
4, K Street/ Church Avenue
5. Third Avenue / L Street

Existing Conditions
Based on the study area, the following are brief descriptions of the existing streets in

the project area. Figure C depicts the existing conditions within the study area,

Third Avenue is classified as a four-lane Commercial Boulevard in the City of Chuda
Vista General Plan between J Street and L Street. South of L Street, Third Avenue is
reclassified as a Class I Collector. Third Avenue is constructed as a four-lane
undivided roadway with a Two-Way Left-Turn median (TWLTL) within the study
area. Bus stops are provided intermittently along both sides of the roadway. No bike
lanes are provided and curbside parking is prohibited. The posted speed limit is 35

_mph. - _
- J Street is an unclassified roadway in the City of Chula Vista General Flan,

Currently, J Street is constructed as a two-lane undivided roadway. No bus stops or
bike lanes are provided. Curbside parking is permitted along both sides of the
roadway. The posted speed limit is 30 mph. o

K Street is an unclassified roadway in the City of Chula Vista General Plan.
Currently, K Street is constructed as a two-lane undivided roadway with a TWLTL
median. No bus stops or bike lanes are provided. Curbside parking is permitted
along both sides of the roadway. The posted speed limit is 30 mph.

L Street is classified as a Class I Collector in the City of Chula Vista General Plan.
Currently, L Street is constructed as a four-lane undivided roadway within the study
area. Bus stops are provided intermittently along both sides of the roadway. No bike
lanes are provided and curbside parking is prohibited. The posted speed limit is 35
mph. :
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Dr. Hamid Mani
January 25,2016
Page 3

Church Avenue is an unclassified roadway in the City of Chula Vista General Plan.
Currently, Church Avenue is constructed as a two-lane undivided roadway and serves
residential single-family homes. No bus stops or bike lanes are provided. Curbside
parking is permitted along both sides of the roadway.

Data Collection _

Existing weekday AM and PM peak hour {7:00-9:00 AM and 4:00-6:00 PM) turning
movement counts at the study intersections were conducted during December (2015)
and January (2016) while schools in the area were in session.

Figure D depicts the existing traffic volumes. A#fachment A contains the existing
traffic volumes.

C. TRIP GENERATION / ExisTivG LAND Uses / D!STR?BGWON & ASSIGNMENT

Trip Generation :

As detailed in Section 4, the Project propases to construct a S-story building replacing
the current existing land uses on-site. Based on the project description, frip
generation rates for the Project were obtained from the (Not So) Brief Guide of Traffic
Generators for the San Diego Region published by the San Diego Association of
Governments (SANDAG) in April 2002,

The high “sit-down restaurant” was used for the commercial space for lease, to be
conservative.

Table [ summarizes the trip generation for the Project. As shown in Table I, the Project
is caleulated to generate 690 Average Daily Trips (ADT) with a total of 56 trips
during the AM peak hour (14 inbound/42 outbound trips) and 68 trips during the PM
peak hour {47 inbound/ 21 ocutbound trips).

It should be noted that to be conservative, no credit was applied to the trip generation
summary to qccount for the ewczsrmg operational land uses currently on-site, which
will be renovated.
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Dr. Hamid Mani
January 25, 2016

Page 4
X TABLE 1
TRIP GENERATION SUMMARY
Daily Trip Ends
(ADTS) AWM Peak Hour PM Peak Hour
U fit
88 Quantity Rate® Volume o of | Im:QOut |~ Velume % of | In:Out Volume
‘ ADT Split ADT | Split -
In Out In Ot
Condos 76 Unita 3.0/DU 608 3% 20:8C 10 39 0% 70:30 43 18
Commercial . Siisf [180.0/ksf 32 8% 58:50 4 3 8% 60:40 4 3
. Total.

Footnetes:
a.  Average Daily Trips

b, Trip Generation Rate from the SANDAG’s Not So Brief Guide of Vehicular Traffic Generation Rates for the San Diego
Region, 2002.

Existing Land Uses

As detailed in the above section, the site is currently occupied and open for business
and generating traffic to and from the site. Table 2 details the existing land uses on-
site and the amount of current traffic calculated to be generating.

As shown in Table 2, the existing land uses were calculated to currently generate 361
ADT with 18 trips during the AM peak hour and 34 trips during the PM peak hour.
With the replacement of the existing land uses with the proposed project, the overall
“New-Net” trips would be an additional 329 ADT with 38 additional trips during the
AM peak hour and 34 additional trips during the PM peak hour. '

-



Dr. Hamid Mani

January 25, 2016
Page 5
TABLE 2
EXISTING LAND Uses
TRIP GENERATION SUMMARY
Daily Trip End
1{};%})[:}%)311 5 AM Peak Hour PM Peak Hour
U tit
5 Quantity Rate® Volume % of | In:Qut Volume % of | In:Qut Volume
ADT Split ADT Split
In Out In Qut
Health Club 18.0kst | 15.0/ksf® 270 4% 60:40 7 4 9% 60:40 14 10
Office Space 1.05ksf | 20.0/ksf 21 14% 90:10 2 1 13% | 20:80 1 2
;‘ Medical Office 1.4 ksf 50.0/ksf - 70 6% 80:20 3 1 11% 30:70 2 6

Footnotes:

a.  Average Daily Trips

b, Trip Generation Rate from the SANDAG’s Mot So Brief Guide of Vehicular Traffic Generarion Rates for the San Diego Region,
20072, .

c. Y of the SANDAG Health Club rate utilized, ' :

Distribution & Assignment
The Project’s distribution was derived by the location of the proposed access point,
neighboring shopping locations, and employment opportunities, freeway access, and
the local circulation system.

Figure E shows the local distribution of the Project trips. Figure F shows the total
Project traffic volumes. Figure G shows the Existing + Project traffic volumes.

. AnaLYsis MIETHODOLOGY
Level of service (LOS) is the term used to denote the different opérating conditions
which occur on a given roadway segment under various traffic volume loads. Ttis a
qualitative measure used to describe a quantitative analysis taking into account
factors such as roadway geometries, signal phasing, speed, travel delay, freedom to
maneuver, and safety. Level of service provides an index to the operational qualities
of a roadway segment or an intersection. Level of service designations range from A
to F, with LOS A representing the best operating conditions and LOS F representing
the worst operating conditions. Level of service designation is reported differently for
signalized and unsignalized intersections, as well as for roadway segments.
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Dr. Hamid Mani
January 25, 2016
Page 6

Signalized intersections were analyzed under AM and PM peak hour conditions.
Average vehicle delay was determined utilizing the methodology found in Chapter 18
of the 2010 Highway Capacity Manual (HCM), with the assistance of the Synchro
(version 9) computer software. The delay values (represented in seconds) were
qualified with a corresponding intersection LOS,  A#fachment B provides the L.OS

analysis worksheets.

Unsignalized intersections were analyzed under AM and PM peak hour conditions.
Average vehicle delay and Levels of Service (LOS) was determined based upon the
procedures found in Chapter 17 of the 2010 Highway Capacity Maonual (HCM), with
the assistance of the Synchro (version 9) computer software. Attachment B provides
the LOS analysis workshests.

Generally 1.LOS D or better operatlons are considered acceptable during peak periods
in the City of Chula Vista.

. ANALYSIS RESULTS
This section provides the assessment results of the study area intersections for both

existing and existing + project conditions.
Level of Service Operations

Tuble 3 summarizes the peak hour intersection operations under Existing conditions
in the study area. As shown, the study area intersections are calculated to-currently
aperate acceptably at LOS C or better during the AM and PM peak hours.

Existing+ Project Operations

Table 3 summarizes the peak hour intersection operations with the addition of project
traffic. As shown, the study area intersections are calculated to continue to operate
acceptably at LOS C or better during the AM and PM peak hours.
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TABLE3
INTERSECTION CPERATIONS
. Control Peak Existing Existing + Project . A Impact
ntersection Type Hour c T
Delay * LOS® Delay 1.0S Detay P
‘ AM 19.8 B 19.9 B ' 0.1 N
I. Third Avenue /I Street |  Signal e
M 34.2 C 34.6 C 0.4 None
: AM 16.6 B 17.2 B 0.6 None
2. Third Avenue /X Street Signal PM 21.7 c 2.6 IS 0.9 i Nons
' AM 9.1 A 9.7 A 0.6
3. K Street/ Project Dwy. Twsc ¢ None
' PM 106 A 104 B 0.4 None
A 94 A 9.5 A 0.1 N
4, K Street/ Church Avenue | TwsC?¢ one
‘ PM 9.3 A © 93 A 0.0 None
AM 246 C 49 | C 03 | N
5. Third Avenue /L Street Signal ‘ oue
PM 34,5 C 348 C 0.3 None
Footrotes:
a. Average delay expressed in seconds per vehicle. SIGNAL{ZED ! UNSIGNALIZED

b. Level of Service.

| ¢. [nerease in delay due to project traffic. DELAY/LOS THRESHOLDS ~ DELAY/LOS THRESHOLDS
. d. TWSC ~ Two Way Stop Controlled. Minor Street left-tum delay and LOS reported

Delay LOS Delay LOS

s General Notes: . - 0.0 < 100 A 00 <100 A
| 1. BOLD = Indicates significant impact. 01 o 500 1 0im 150 5
10.1 to 35.0 c 15.1t0 25.0 C

35.1te 550 D 25.1ta 350 D

53.110 0.0 E 351t 50.0 E

= 0.1 F =501 F
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F. PROJECT ACCESS

Project access is proposed via a single two-way unsignalized drlveway to K Street,
east of Third Avenue and aligned opposite of the existing two-way driveway serving
the fronting Bank of America building. This distance measures approximateiy- 166
feet from intersection centerline to intersection centerline. The existing westbound to
. southbound turn pocket on K Street at Third Avenue is approximately 100 feet
including a 25-foot transition which extends across the existing bank driveway.
Curbside parking is prohibited in both direction on K Street from Third Avenue
eastward to just east of the bank driveway.

TMEEW distributed to/from west&ij&hﬁt%@,@_t
drivew This traffic will make a left-turn into the site from K Street, and will be
highest durmg the PM peak hour (40 peak hour left-turns). There is potential for
westbound queuing on K Street at Third Avenue to block access to the driveway,
resulting in the possibility that PM Project trips would block eastbound thru-traffic on
K Street. Were this to oceur, inbound Project trips could instead potentially use
eastbound Kearny Street to southbound Church Avenue, which would allow for a
westhound right-turrr in to the site from K Street.

ensureorderl ingress durmcr the PM peak hour and discourage any ps inl cuts
l’.iS rcemmended that a “Keep Clear” stripixg;imj,l
b iaced on K Street at the combmed Project Drweway/Bank of America Driveway.
For reference, a similar improvement is provided twa blocks north of the Project on
J Street between Third Avenue and Church Avenue. This improvement will ensure
that vehicles queuing westbound on K Strect at Third Avenue do not block the

driveway.
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Mr. Hamid Mani
January 25, 2016
Page 9

. CONCLUSIONS

Based on the above analysis, no capacity-related impacts were calculated dué' to the
project. Capacity-related mitigation measures are not necessary. However, based on the
site plan review and proposed driveway location, it is recommended that a “Keep Clear”
striping detail be provide on K Sireet at the combined Project Driveway/Bank of
America unsignalized intersection.

Please call if you have any questions. -

Sincerely,

Linscott, Law & Greenspan, Engineers

et

vt ' S "
Hris Mendiara Jose Nunez,

Associate Principal Transportation Planner II

ce: File

Attachments: Figure 4, Project Area Map
Figure B, Site Plan
Figure C, Existing Conditions Diagram
Figure D, Existing Traffic Volumes
Figure E, Project Trip Distribution
Figure F, Project Traffic Volumes ,
Figure G, Existing + Project Traffic Volumes

Attachment A, Existing 2015 Traffic Volumes
Attachment B, |.OS Analysis Worksheets
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Vehicular Count

Accurate Video Counts inc
info@accuratevideocaounts.com
(619) 887-5136

Location: JSireat @ 3rd Avenue

Southbound sthoimd Northboun - “astbound
Right Thru Left | Right “Thru ©Lef | Right Thru Left | Right Thru Left’| TOTAL
7:00 AM 10 63 1 00 41 15 13 94 11 17, 13 319
7:15 AM 12 7 3 ) UHRl 230 18 16 |32 S8 4w
7:30 AM 13 . 1a0 4 3.0 16 112 13 _‘.2'” , 13 415
7:45 AM § 74 4 C7F 0 7L M 1sd 21 |15 75 38 L 25 | 46y
8:00 AM 12 % 12 |3y 63 a7 L3 14 1§ | 2lnTar 21| 402
R:15 AM 493 10|17l ose o1 s 105 24 24 o as T35 ) 4
2:30 AM 19 1211 45 1g g 113 16 |28 T 180 13 416
R:43 AM 32 89 13 1,297 29 .. 13-] & 30 21 ¥ 25 17 431
Total 200 703 59 | 148 417-cu360 98 971 138 | 179 - 384 155 | 3.408
AM Intersection Peak Hows ' | Tviersection PHE
~ Southbound Westbounq Northhound Eastbound TOTAL
Right Thru lLeft | Right Thra Left | Right Thre TLeft | Right Thu Le g
Volume 47 383 31 33 233 72 48 5ta - 74 85 163 w02 ] 18319
PHF 684 091 0651073 082 0861075 084 077 | 083 085 073 093
Movement PHY 0.92 0.8% (.54 .82 (.53

. Westbopnd -1 Northbound TZastbound
Risht Thru Left | Right Thru o LeA'| Right Thre Lefi | Right Thni' Left | TOTAL
4:00 PM 23 158 8 | 1351 3| 12 127 27 | el s 27 609
4:15 PM 21 174 21 |13, 49 277 13 w09 25 | 43 760 33 604
430 PM 25 200 10 1.9 34 3.1 05 115 27 | 36 4 22| 602
4:45 PM 308 210 | i6l 442 13 w7 3l 231 s71
5:00 PM 43 191 24 | U530 o220 28 162 46 18] 693
5:15 PM 40 182 21 | i 330 194t 12 it 30 24| 631
3:30 PM 17 148 24 | Qo 46 170 220 108 40 - 557
5:45 PM 25 156 10 U107 ag gl 15 92 21 2] 539
Total 207 1338 148 |93 0 3997 196 121 962 247 104 | 4,806
PM Intersection Peak Hour : Itersection PHE
[ Southbound Westhound Northbound Easthound TOTAL
‘ Right Thru Left | Right Thre Lefr | Right Thru  Left | Right Theu Left
Volume (21 702 76 | 47 204 100 | 39 523 134 | 180 282 87 | 2497
PHF 076 0.873 0.792]0.734 0944 0.7351 6509 081 07280 0784 4792 05061 0.90
Movement PHF 0.87 , 0.90 : 0.76 0.87 £.90
www.accuratevideocounts.com : P.0. Box 261425 San Diege CA 92198
-8~




: Data for CeCount #1
‘ SiteCade  Loc#l 3rd Avenua & ¥ Street

| StartDate  12/8/2013
StartTime 700
ntervaiTim i5
North Leg - 3rd Avenue - Southbound East Leg - K Street - Westhound South Leg - 3rd Avenue - Northhound Waest Lag - K Street - Easthound
trme keyl key2 key3 keyd keys keyé key? keys leaya keyio keyll keyl2 keyl3 keyid keyl5 kay1s
Peds flghts Thyus Lafts Pads Rights Thrus Lefts Pads Rights Thrus Lefts Peds Rights Thrus Lafis
700 2 20 44 g a 6 21 7 25 & 142 - 4 14 i5 7
e a 37 24 8 3 Z 33 i1 7 it 1s¢ 38 7 30 18 14
730 o] 18 110 11 bl 7 17 i4 13 2] 8¢ 24 2 33 13 24
745 4 17 106 1% 3 8 20 i7 2 8 198 34 5 24 23 13
BOG 1 24 75 1 Z 12 i4 4 7 158 7 3 Pkl 17 27
813 2 21 i04 12 & 7 11 5 7 7 145 7 z- 16 15 13
830 1 34 il i6 z g g 13 9 g9 135 13 g i3 10 &
Ra3 1 34 is52 i3 2 7 17 15 3 3 112 18 1 15 10 11
Data for CcCount #2
sitaCode  Loc il 3rd Avenue & K Street
StartDate 12/3/2015 .
StartTime 1600
Intarvaltin 15
North Eag - 3rd Avanua - Southbound East Leg - K Street - Westhound South Leg - 3rd Avanue - Northbound West Lag - K Street - Easthound
time keyl key2 fkay3 feyd kays keys key? keys keys keyla keyll kayi2 key13 keyl4 keyls key1s
Pads Rights Thrus Lefts Peds Rights Thrug lefts Peds Rights Thrus Lefts- Peds Rights Thris Lefts
1660 2 35 198 23 3 3 17 i4 ii 16 143 17 9 i3 1R 14
1815 2 38 212 31 3} in 25 23 iB L] 175 15 7 12 34 13
- 1630 7 53 212 32 4 g 25 28 [ 19 182 17 9 24 37 19
: 1645 3 34 234 Er] 3 8- 26 26 12 7 126 13 2 23 24 8
: 1700 1 35 204 31 1 & 15 25 7 i3 - 150 12 9 7 2 13
1715 3 28 i86 24 2 g 1z 16 Q 18 144 17 1 31 22 15
173¢ 2 3 is4 23 4 8 19 27 1 17 143 24 1 14 25 14
1745 3 31 138 7 3 12 14 17 2 10 123 -] 4 19 15 13

-78-




Vehicular Count
Accurate Video Counts Inc
info@accuratevideocounts.com
(618} 987-5135

Location: K Street @ Drveway

Southbound orthbound
Right Thu Left | Right Thru Left TOTAL
7:00 AM 0 0 1 40 0 0 i G
7:15 AM 0 o 1 1 0 o 74
7:30 AM G0 0 0 0 2 | 3
7145 AM 1 0 0 1 PR S C G 91
2:00 AM 2 0 0 i 0 P ot 6l
8:15 AM TS T 603 |usi 063
8:30 AM 1 o 0 0 0 5 | s S R+
2:45 AM 0 0 O | [ SN 1 G 2w S0l 6
Total 5 0 2 10 243 20 4 0 19§33 0 214 0 540
AM Intersection Peak Hour 708\?&!—8{}0;&1‘;{ Intersection PHE ©
Southbound Westbound Northbound Fasthound TOTAL
Right Thru Left | Right Thru Lef | Right Thru  Left | Right Thru  Lef
Volume 1 0 2 0 148 10 2 0 4 0 108 0 285
PHF 0.25 HEEHE 050 |5 080 0.63 1 0.50 #taEE 0. 6.50 079 #ERE] 078
| Movement PFF 0.75 0.7% 075 , 0.78 0.78

g

i
]
]
|
i
i
]

Southbound © - Westhound . Notthbound e Ezyst\_md _
Right Thre Left | Right “Thru -Left | Right Thru Left | Right Thm- Lefi | TOTAL
£:00 PM 4 B ' SEEENERES R ) 1 £ |2 osp L0 100
415 PM 3 0 4 0 g |7 T 102
4:30 PM 4 0 i 0 9 0 {28
4:45 PM 12 0 4 0 9 6 139
3:00 PM 8 3 0 9 0 136
S:15PM 2 0 0 0 8 2 84
5:30 PM g 0 ! ! 9 S0l e
343 PM 4 0 1 0 3 0 9z
Total 48 16 i 61 3 891
PM Intersection Peak Hour ; ' Intersection PHF : _B
Southbound Westhound | MNorthbound . Eastbound TOTAL
Right Thru Left |Right Thrn  Left | Right Thra Left | Right Thru  Left
Volume 29 L 8 1 132 16 iz & 33 40 230 ! 303
PHF 0.60 Q0.25 (.3 0.25 0.868 0.6671 075 #Es 097210667 0885 0.25 (.91
Movement PHF 0.39 (.93 0.90 0,96 0.91
wiww. accuratevideccaunts.com P.0. Box 261425 San Diego CA 52195
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Count #1

SitaCode tLoc #2-8  Church Street & K Street / Fountain Agartments Driveway

StartDate  HREEHNHE
StartTime 700
intervalTin 15

Morth Leg - Chureh Street - Southbound

keyl
Peds

700

715

730

743

300

815

830

843

iime

o oo oo o oo

Count #2

key2
Rights

DO GG ao oo

key3
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O oo oo ooo

feyd
Lafts

o0 o000 00D
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keys
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oo ocaoocooo

keys
Rights

oo T Y R e R e N O e )

key?
Thrus

siteCode Loc #2-B  Church Strest & K Street / Fountain Apartmants Driveway

StartDate #HEHHFHY
StartTime 1800
intervalTin 15

Morth Leg - Church Street - Scuthbound

time keyl
Peds
1500
1515
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1700
1715
1730
1745

[~ = I W'~ I~ I - B
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Qoo 00000
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[=J=le e -1 Sl

kayd
Lefts

o0 000000
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o Cc oo oo0 oo
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Vehicular

Count

Accurate Video Counts Inc
info@accuratevideocounts.com
(619) 987-5136

‘ L Street @

3rd Avenue

“Southbound Northbound »- . Bastbound i
Right Thru - Left | Right Thru Left | Right. Thro: Lefi | TOTAL
7:00 AM i3 36 g 19 131 20 7 433
7:13 AM 18 32 15 164 24 560 \
730 AM i9 100 17 120 32 687
7:45 AM 17 98 7 167 27 787
$:00 AM 12 94 140 19 619
8:15 AM 13 64 147 19 559
8:30 AM i3 102 147 13 339
8:43 AM 14 77 s 18 344
Total 121 633 1,062 172 188 4,770
AM Intersection Peak Howr : Intersection PHE : 9_84
 Southbound Westbound Northbound Eastbound TOTAL
Right Thru  left | Right Thru Left | Right Thiu Laft | Right Thru  Left
Vohune &6 374 36 11 313 (73 1 112 591 1027 129 301 123 2,633
PHF 987 o094 082077 077 076|076 088 080 042 0385 .67 (.84
Movement PEF ' .91 .78 0.87 0.78 0.84

S

(e

(G oo

Southbound B wV\l’estbauud o Northhound . Eastbound:
Right Thru Left | Right” Thou'® Teft | Right Thru TLeft | Right ~Thri T
4:00 PM 26 164 44 | 35 - 98 - 58y 33 142 18 4D M4 2
£15PM 390 168 49 |TI7 o407 Al |41 13m0 |3t
4:30 PM 300 179 51 |26 087 el 40 14l 1|
4,45 PM 29 157 58 350088 ds ) 37 145 2
5:00 PM 2180 50 |24 M0l 3¢ 49 137 2
5:15PM 32 (7% 319 |.26 - 318 8
5:30 PM 17 176 48 1 31 - 093 2% 12 18 84
543 PM 24 175 3% | .20 47 127 14 99 .
Total 225 1374 378 |:224 337 1.070 126 2857 1898
PM Tntersection Peak Hour : ERUE L Intersection PHE !
Southbound Westbound Northbound Fastbound TOTAL
Right Thru Left | Right Thru  Left | Right Thru  Left Right Thm Lef
Volume 24 6a% 202 | 123 393 187 | 180 s62 63 b 138 482 95 | 3199
PHF 079 0933 08710870 0.815 0.806| 0.849 0969 0.739| 0.863 (875 093 1 0.98
Movement PHF (1L96 0.92 0.95 0.92 0.98

www accuratevideocounts.com

—f 7

P.0. Box 261425 San Diego CA 92196
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HCM 2010 Signalized intersection Summary Ex - AM
1: Third Ave & J Streeet . 1/25/2016

Trafic Volume (vehihy
Future Volume {veh/h)

Ad] F[ow Rate Veh/h
Adp No ofLanes
Peak £ actor
Percer‘i Heavy\/eh o
Cap, vehh
Armrive On Green
Sat Flow, veh/h
Grp Voluma(v), veh/h .
Grp Sat Flow(s )veh/h!ln
Q Servelg_s), s -
chie Q Clear{
Propinlang. " s
Lane Grp Cap(c), vehl!
VIS RatiofX) T T
Avai Cap(n a) ‘
HCM Platoon Ratio® 00 108 1 401
Upsiream FEter(i}
niform Delay (d), sivef ™
Incr Defay (d2), siveh
Initia ela\/(d 3) sive
%ile B: ORQ(50%), vehﬂ
LnGrp Délay(d),shveh. 7 .
LnGrp LOS
Approach Vol vehh
Approach Deiay, s/veh
Approach LOS

Change | Pénod (Y+Rc); 3
Max Green Settmg (Gmax)
MaxQ Clear Time (g c+1)
Green Ext Time {p_c)s

intarsecton Summary

HCM 2010 Ctrl Delay 19.8

HCM 2010108 TN sl B

NAZ553\Synchro\Ex AM.syn . Synchro 7 - Report

-Page 1
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HCM 2010 Signalized Intersection Summary Ex - AM
2: Third Ave & K Street 1125/2016

Traffic\lolame [eh/h). | 78 ¢
_Future Volume {

Arrive OnGreen -
Sa Flow veh/h 1774

LnGrp L0s
Approach Vol; veh/h.+
A proach Deiay, s/veh

'creen Ext Time (o), 5 o‘."o"' 50 00 13 00 53 00 14

infersachon SUmmary
HCM 2010 Ctrl Delay 16.6
HeM2010L08

N:3Z558\SynchrolEx AM.syn : Synohro 7 - Report
Page 2
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Ex - AM

HCM 2010 TWSC
112572018

3: K Street & Proj Dwy

Heavy \/ehsc es 9
Mvmt Fiow h

307 311 161
IR
L
i B TER

| atoon hiooked %
Mov Gap-T. Maneuver-ﬂ_’—w;

1 HCM Confral Delay (s 5
S HCM Lane LOS
| HOM 95t %tile Qlveh

Synchro 7- Report

NAZ2558\SynchrolEx AM.syn
Page 3
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HCM 2010 TWSC Ex - AM
4. Private Dwy/Church Ave & K Strest 112512016

infersectio

Int Delay, siveh 1.3

Ssge Con ol
RT,Ch ennehzed

Grade % )
Pgak Hour Fagfor-:
Heavy Vehacles %

Mvmt Fiow

* WlaforMinor -
Co ﬂietmg Flow Al

Crihcal Hdwy Stg 2
Fol!0w~up Hdwy
Pat Cap-1 Maneuver
Stage 1
" Stage A
P atoon biocked /a -
Mov Cap-1 Manetver .7 .. 1408.
Mev Cap-2 Maneuver )

Approach:
HEM Control Delay, s

HCM Lane LOS
HICM 95th th Yhtiie Qlven)

NAZB58\Synchro\Ex AM.syn Synchro 7- Report
Page 4
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HCM 2010 Signalized Intersection Summary Ex - AM
5: Third Ave & L Street 112512018

. Adj'Sat Elow, vehil

A
Parkmg Bus Ad

Adj Flow Rate, vehlh
Adj No.of Lanes -
Peak Hour Factor
Percent Heav,rVeh %
Arrsve OnGréen -+ =328 0,26 R Ik
Sat Flow, veh/n 2431 1021 1774

Grp Volume) vehlh . 134 236 281 188 - 1.

Grp Sat Fio ()veh!hl CA7rA 4770 es3 774 T AR
QServe(g s), - RRER-Y, SRS S AP

Cycle QCkear(g c)

e

'Encr -Deléhglr (d2) sNeh
il  Sive

Phs Duraﬁon {GHY4+R '
Change Pericd (Y+Rc),

wng
Max Q o lzar T Ttme (g c+11)
Green Ext Time {p_c), s

Tntorsection summary.
HCM 2010 Tl Dean
H M 2010 LOS

N:\2558Synchro\Ex AM.syn : ' ' Synchro 7 - Report
. Page 5
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HCM 2010 Signalized intersection Summary Ex - PM
1. Third Ave & J Streeet 1/25/2018

Lane Configurations ¥
Trafic Volume {vel/h) -0

100 100
537 TR a00

AdiNo ofanes 7T
Peak Hour Factor
Parcant Heavy Veh % ..
Cap, vehih

Arrave On Green
Sal Flow, veh/h
Srp Voiume( 3, vehlh
Grp Sat Flow(s )veth!n

% BaokOfQ( 0%) vet
LG Deiay(d)siveh "
LnGrp F_OS

= ne{gretf) s 560 434 0887 1.2
Green Ext Time (p c), s 0.0 7.8 0.0

intarsection Summar

N:A2558\SynchrotEx PM.syn Syrchro 7 - Report
Page 1
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HCM 2010 Signalized intersection Summary ' ‘ Ex - PM
2: Third Ave & K Street 1125/2016

AdjN 'of_Lanes I R
Paak HourFactor A
Bércent Heavy Veh, % w

73

Cap, veh/n o
Arrive Cn Greed =~ =) 0,047 0.
Sat Flow, vehih 1774

Grp-Volume(y), veh/y G 220
Grp Sat Flow(s )\feh/h/inWM ‘

(& Serve(g_s), s 2. 3
Cycie Q Ctear(g o} 2'

Avasi Cap(c a) vaeh ‘
HCM Platgon Ratie - .00 1.
Upstream FiEter(} 1.00
Uniform Defay (d); shveh 33,17 20
Incr Delay {d2), s Iveh 168

Initial Q Delay(d2),sivelr.. 0.0°
%ile ackOfQ(50%
LnGrp Detay( ), 5hve
LnGrp LCS
Approach Vol, vehff:
Approach De!ay, s.’veh
Aporoach LOS

ASSigned Phs-
Phs Durataon (G+Y+Rc) 1.51 3

Green Ext Time (pﬁ ) s 02 M7 0

Intersection Summary
HCM 2010 Ctrl Defay
HOM2010LOS =

N:A2558\Synchro\Ex PM.syn Synchro 7 - Repord
Page 2
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HCM 2010 TWSC ' Ex - PM
3: K Street & Proj Dwy ! 112512018

Int Delay, siveh 2.5

Grade, %
Pealk Hour Facfor,.
Heavy Vehi 3 %

Myt Flow. o 7

Majoriino
_Qgﬂnfsicting F%ow AH‘_N -

Stage 2
Cr ca[ Hdwy

Eo low- u;S Hdwy
jP tCap—1 Maneuver

Stage AR
Platoon blocked %
Mov Cap~1 Maneuver ’
Mov Cap 2 Maneuvep o

Minor Lane!Ma;Qr er'{t?
Capacity (vehih) *.

VIG Ratio
HEW Cantrol Defay [sf
HOH 9517 %tlle Qi) ™

N:A2558\Synchro\Ex PM.syn o synchro 7 - Report
. . Page 3
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HCM 2010 TWSC Ex-PM
4: Private Dwy/Church Ave & K Street 112512018

{ntersect
Int Delay, siveh

Mav
Traffic. Voi veh/h
Future Vo! veh!h
Conﬂicﬂng Pe
Sign Control

RL Chanr‘f'el‘:‘zed
Storage Length
Ven iri Madian Storage; #;
Grade, %
Peak Holr Factor - -
Heavy Vehicles %
Wt Flow. 5 £

MaforMino b T Majorz o : S
Conﬂlctmg Flow Aii o140 - 424 256 432 420 :

Crifical Hwy Stg 2.
Fallow- UD_HdWY R,

HCM Contrci Delay;'s
HCM LOS

'Miiiét Lane/Major Myme
Capacity (veiliy _
HCM Lane VIC Ratlo )
HOM Canfrof Delay (s}
HCM Lane LOS

HOM 95th %tile Qlveh) -

NAZ558\Synchro\Ex PM.syn ) ‘ Synchro 7 - Report
. Page 4
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HCM 2010 Signalized Intersection Summary S Ex - PM
5: Third Ave & L Street 112512016

Trafic 'Vclume (veh.’h)f":-i T TgR AR
Future Volume (vehrh)

Percent Heavy Veh, %
Cap, vehh

Amve On Green

Sat Fiow veh/h

Green ExtTime (p.ohs 03 74 03 38 '0."0"" 113':'

Infefsection’Simm
HCM 2010 Ctr Detay
HOM 2016 LOS

N:A2558\Synchro\Ex PM.syn Synchro 7 - Report
Page 5
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HCM 2010 Signalized Intersection Summalry Ex+Project - AM
1: Third Ave & J Streeet 112512016

[ T

Adj Sat Fiow, venm/in:
Ad Flow Rate, veh/h

Parcent Heavy Veh, %

Cap, veh/h

Artive O’ Green
- Sat Flow, veh/h

Grp Valume(vy; veh/h L 0

Grp Sat Flow(s )veh.’hﬁn

Q Serve(g-s), -

Cycie Q Clear
Prop !n Lan
Lane Grp Cap( 3, veh/]
WC Ratlo( )

[nGrp LOS
PosrozcliVel, Vel

Trtersection-Summar
HCM 2010 Ctrl Detay
HCM 2010 LOS" "

N:\Z558\Synchro\Ex+Proj AM.syn Synchro 7 - Report
Page 1
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HCM 2010 Signalized Intersection Summary Ex+Project - AM
2. Third Ave & K Street ‘ ) 112512018

Pod-Bike Ad(AZpbT)”
lParking‘ Bus, Adi

Percent.HeévyVeh % - CR20 2
Cap, vehih 107 148
Arrwe on Green 0, 06 )

Sat Flow, vehih 1774 713
Grp Vaolume{w), veh/h ™~ -85,
Grp Sat Fiow( )

Cycie Q Ciear(g C) s

080 20040,
@9‘7

LnGrp L0s
Approach Vo}  vehih -

Green Ext Time (p.c),s 00 48 00 14 00 753 00 15

inforsection’” _Summary
HCM 2010 Crl Delay _
HOM 2010108 -~ " ot g

N:AZ558\Synchro\Ex+Pro] AM.syn Synchro 7 - Report
Page 2
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HCM 2016 TWSC Ex+Project - AM
3: K Street & Proj Dwy 1/25/2015

frtérsactio
Int Delay, siveh

Grade w
Peak Hour Factar= " # -
Heavy\/ehicies /0

vt Flow. o

49T
185
657 622_;;
552

Co flicting Flow AL

Critical Hdwy Stg 1
Cﬂhcai Hdiwy: Stg 2
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ADDENDUM TO-
FINAL ENVIRONMENTAL IMPACT REPORT
FEIR $6-01 (Urban Core Specific Plan)

PROJECT NAME: Vista del Mar Project

PROJECT LOCATION: 795 Third Avenue, ‘Chula-Vista, CA
PROJECT APPLICANT: Niki Properties, LLC (Dr. Hamid Mani)
CASE NO: EIR-06-01/DR15-0015/PCS15-0006
DATE: June 7, 2016

I BACKGROUND

The purpose of this. Addendum is to discuss a proposed 3 to S-story, mixed
residential/commercial use building with 71 multi-family units, and one 616 square-foot
commercial suite (Project). The Project site is located at the intersection of Third Avenue and K
Street, within the C-1 Corridor District of the Urban Core Specific Plan Area {UCSP). The
Project requests approval of Design Review and Tentative Condominium Subdivision Map
applications. '

As the lead agency for the Preject under the California Environmental Quality Act (CEQA)
(Pub. Resources Code, Sec. 21000 et seq.), the City of Chula Vista (City) prepared and
conducted an environmental analysis (Final Environmental Impact Report FEIR-06-01) for the
UCSP. FEIR-06-01 contains a comprehensive disclosure and analysis of potential environmental
effects associated with the implementation of the UCSP. The final EIR was certified and the
Urban Core Specific Plan was approved by the former Chula Vista Redevelopment Corporation
and City Council in May of 2007.

The approved UCSP calls for the development and revitalization of the Urban Core within the
City of Chula Vista. The Urban Core encompasses approximately 1,700 acres of the traditional
downtown area east of 1-5, west of Del Mar Avenue, north of . Street and south of C Street. .
Within this larger area is a smaller 690 gross-acre area, which was determined to be in need of -
redevelopment due to conditions of blight and underutilization. This smaller area comprises the
“Subdistricts” area of the UCSP and is the focus of all the regulatory land use provisions of the
UCSP. The UCSP replaces existing municipal code zoning provisions for the Subdistricts area
with new zoning that permits an increased mumber of buildings, with increased building heights
and mass. This intensification of land use in the Subdistricts area is planned to accommodate
General Plan projected resident and employment populations. Ultimate buildout of the UCSP
would allow 7,100 net new residential units over the existing 3,700 units, for a total.of up to
10,800 dwelling units by the year 2030, Commercial office space would increase by up to 1.3
million square-feet over the existing 2.4 million square-feet for a total of up to 3.7 million
square-feet of commercial space by the year 2030.
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The proposed mixed-use Project, which is the subject of this Addendum, does not result in any
new significant impacts beyond those previously identified in FEIR-06-01, nor an increase in
severity of any previously identified impacts in FEIR 06-01. The environmental analysis
presented in FEIR 06-01 addresses all potential impacts associated with the UCSP plan. Because
the Project, which is located within the UCSP area, would not result in any new potentially
significant impacts, nor increase the severity of any impacts identified in FEIR 06-01, the Project
is considered to be adequately covered under FEIR 06-01.

. PROPOSED PROJECT

The proposed Project considered in this addendum consists of the redevelopment of the 45,738
square-foot property at the northeast corner of Third Avenue and K Street, with a mixed-use 3 to
5-story (34 to 60 feet in height) structure with 71 residential condominium units, 1,770-square-
foot residential fitness center, a 1,004 square-foot lobby and elevator space, 2,572 square-foot
residential lounge space, 616 square-feet of commercial space, and a 1,700 square-foot public
plaza. The Project also includes the construction of 142 parking spaces (subterranean and
enclosed), 17,646 square-feet of common and private open space, and approximately 8,500
square-feet of landscaped space, as well as the associated access and circulation areas. The Site
is currently occupied by three building structures that were built during the 1950°s and 1960’s,
and are currently occupied by a martial arts gympasium, insurance office, botanical sales sfore,
and chiropractor’s office; one of the buildings is currently vacant. Construction of the Project
would involve the demolition of the structures that are currently on the site.

The site is located within the- City’s Urban Core Specific Plan C-1 Corridor, which allows the
development of mixed use projects subject to compliance with specified development standards
in the Specific Plan. Since the Project site is adjacent to the R-1 (8ingle-Family) District, the
Project must comply with the development standards of the Neighborhood Transition Combining
District. '

The California Environﬁlental Quality Act Guidelines (§15162) establish the conditions under
which a subsequent EIR shall be prepared.

A. When an EIR has been prepared for a Project, no subsequent EIR shall be prepared for that
Project unless the lead agency determines, on the basis of substantial evidence in light of the
whole record, one or more of the following: o

1. Substantial changes are proposed in the Project which will require major revisions of the
EIR due to the involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant etfects;

2. Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions to the EIR due to the involvement of new
significant environmental effects or a substantial increase in the severity of previously

. identified significant effects; or
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3. New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the EIR was prepared.

B. If changes to a project or its circumstances occur or new information becomes available after
preparation of an EIR, the lead agency shall prepare a subsequent EIR if required under
Subsection A. Otherwise the lead agency shall determine whether to prepare a subsequent
Negative Declaration, an addendum or no further documentation (Guidelines §15162).

Sebtion 15164 of the State CEQA. Guidelines provides that:

A. The lead agency shall prepare an addendum to a previously certified EIR if some changes ot
additions are necessary but none of the conditions described in Section 13167 calling for.
preparation of a subsequent EIR have occurred. :

B. An addendum need not be circulated for public review but can be included in or attached to
the final FIR.

C. The decision-making body-shalt consider the addendum with-the final EIR prior to making a
decision on the project.

D. A brief explanation of the decision not to prepare a subsequent EIR pursuant to Section
15162 should beincluded in an addendum to an EIR, the lead agency’s required findings on
the project, or elsewhere in the record. The explanation must be supported by substantial
evidence.

This addendum has been prepared pursuant to the requirements of Sections 15162 and 15164 of
the State CEQA Guidelines. The proposed Project does not constitute a substantial change to the
previously approved UCSP. The proposed Project would not result in any environmental effects
that were not previously considered in FEIR-06-01, nor would the changes increase the severity
of any of the impacts identified in FEIR-06-01. There has been no material change in
circumstances relative to the UCSP, and no new information of substantial importance has
become available after the preparation of the project EIR. The mitigation measures identified in
FEIR 06-01 would be equally applicable to the UCSP. Therefore, in accordance with Sections
15162 and 15164 of the State CEQA Guidelines, the City has prepared this addendum to FEIR
06-01.

oI ANALYSIS

Summarized below are issue areas potentially affected by the proposed Proj ect. As the discussion

outlined below indicates, however, the proposed Project does not result in any impacts beyoad
those identified in FEIR-06-01.

Technical studies have been prepared for the Project to identify any potential
environmental impacts. No new significant impacts were identified in the technical
studies regarding the proposed Project. The  technical studies demonstrate and
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substantiate that the proposed Project does not result in any new significant impacts, nor
increase in severity of any previously identified significant impacts. These include:

Phase [ Environmental Site Assessment by Ninyo and Moore, dated 1/27/16.
Acoustical Analysis Report by Eilar and Associates dated 11/19/15.

Preliminary Drainage Study by Chang Consultants dated 3/10/16.

Storm Water Quality Management Plan prepared by Chang Consultants dated 3/10/16.
Preliminary Geotechnical Assessment by Group Delta Consultants dated 3/5/16
Traffic Letter Assessment by Linscott, Law and Greenspan dated 1/25/16.

Greenhouse Gas Emissions (GHG) study prepared by Helix Environmental Planning
dated May 5, 2016.

8. Shadow studies were conducted by the Project architects as part of the design of the
Project (refer to sheet A5.0 in the drawing set dated 03/10/16).

Al

Land Use Cbmpatibﬂity

The proposed Project is located within the C1 District of the UCSP. The C1 District and the
Neighborhood Transition Combining District (NTCD) contain development standards and design
guidelines intended to ensure that new development structures are compatible with existing
adjacent development in the neighborhood. These development standards are related to building
height, setbacks, step-backs, parking, open space, and landscaping. The proposed Project has
been reviewed pursuant to these standards and guidelines, and it has been determined that the
project complies with these requirements (with the exception of FAR, as described further

below), which will provide land use compatibility with the adjacent commercial and residential
arca.

The UCSP also contains provisions that permit an increase above the base floor area ratio (FAR)
of 1.0 (45,738 square-feet), if certain project amenities are provided, such as fully enclosed
parking (10% increase), public open space (10% increase), and LEED Gold certification (30%
increase). These items would be provided by the Project, thus, the FAR would be permitted to
increase to 1.50 (68,607 square-feet) per the UCSP incentives. The UCSP aiso allows the City
Planning Commission (or City Council if applicable) to grant exceptions to the development
regulations, if certain findings required by the UCSP are made. The Project applicant has -
requested an exception to the FAR regulations to increase the FAR from 1.50 to 1.99, which
based on the proposed design, would accommodate 71 dwelling units. The findings include the
following: -

1. The proposed development will not adversely affect the goals and objectives of the
Specific Plan and General Plan; ' ; '

2. The proposed development will corply with all other regulations of the Specific Plan;

3. The proposed development will incorporate one or more of the Urban Amenities
Incentives in Section F Urban Amenities Requirements and Incentives, of this chapter;
and
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4. The exception or exceptions are appropriate for this location and will result in a better
design or greater public benefit than could be achieved through strict conformance with
the Specific Plan development regulations.

Staff has determined that the Project complies with these findings because the Project does not
affect the implementation of the UCSP and the General Plan, and because it complies with all
other regulations and development standards of the UCSP. The Project will provide additional
public benefits that exceed the minimum requirements, including the following provisions:

ay 17,646 square-feet of common and private usable open space for residents, which
exceeds the UCSP requirements;

by High quality architectural design and materials that will provide a focal point for the
neighborhood;

c) Seven guest parking spaces to reduce the demand for on-street parking in the adjacent
residential neighborhood (no guest parking is required by the UCSP);

d) Two wall spaces for public art including a public mural on the north facing wall, and a
fountain or sculpture in the public plaza at the intersection of Third Avenue and K Street;
and

e) An enhanced 10-foot sidewalk along Third Avenue, which will be wider than a standard
sidewalk and include sireet trees with tree-grates and street furniture.

Landform/ Aesthetics:
Visual Character

As discussed within the Urban Core Specific Plan Final Environmental Tmpact Report FEIR 06-
01, potentially significant impacts with respect to visual character would be avoided by requiring
that the projects adhere to regulations and design guidelines of the USCP, Mitigation Measures
5.2.5-1 and 5.2.5-2 of FEIR 06-01 specifically require that future projects conform to relevant
development regulations and design requirements of the UCSP. These development regulations
include the NTCD regulations, C-1 zoning regulations, and Design Guidelines, which include
setbacks, stepbacks, screening, landscaping, building design and other appropriate measures to
avoid or minimize adjacency issues related to building mass and form, aesthetics, solar access,
ventilation, and other effects specifically noted in mitigation measures 5.2.5-1 and 5.2.5-2 of
FEIR 06-01. ‘

Light and Glare Effects

As noted in the FEIR 06-01, Summary of Environmental Analysis Results, the UCSP allows for
substantial intensification of existing land uses by allowing taller building heights and more
building masses. Potential light or glare impacts could effect surrounding sensitive residential
uses and, therefore, appropriate mitigation measures were identified that all subsequent
development projects in the UCSP area shall comply with UCSP development regulations and
design guidelines that are necessary to reduce light and glare effects. The proposed Project is
required to comply with mitigation measure 5.2.5-2 of FEIR 06-01; a condition will be included
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in the Design Review/Urban Core Development Permit to that effect. Therefofe, no additional
significant light and glare impacts are anticipated.

Air Quality:

The Project complies with mitigation measure 5.10.5-2 of FEIR-06-01 by supporting smart
growth principles, such as providing a mix of compatible land uses, providing a range of infill
housing opportunities, compact building design, and providing multi-family housing on MTS
bus route 29. The Project also complies with mitigation measure 5.10.5-3 by providing a wide
and enhanced sidewalk on the Third Avenue frontage to encourage pedestrian access and
activity. The Project will also be required to comply with mitigation measure 5.10.5-4 regarding
dust control measures to be employed to reduce air quality impacts from the generation of dust
during construction activities, which will also be shown on all applicable grading and building
plans.

- Hazards/Risk of Upset: Hazardous Materials

The Phase [ Environmental Site Assessment, prepared by Ninyo & Moore on January 27, 2016
found no significant Recognized Environmental Conditions (REC) on the Project site. However,
due to the age of the existing buildings constructed in the 1950’s, the consultant determined that
there is a potential that asbestos and lead paint may be present in the existing buildings. There
also is a potential for presence of lead and organochlorine pesticides in localized areas of
contaminated soil in the vicinity of the building footprints that may be encountered during
grading activities. Although this does not meet the strict definition of an REC for the Project,
because of the potential that workers or other persons in the vicinity could be exposed to releases
of hazardous materials during demolition and grading, the consultant recommends:

(1) That a survey for presence of lead and asbestos be conducted by a qualified inspector
prior to demolition of the existing buildings; '

(2) That a soil management plan be prepared and implemented during construction activities;

(3) That a worker health and safety plan be prepared. '

These potential impacts will be addressed by compliance with FEIR-06-02 Mitigation Measure

5.13-2, which requires performance of a risk assessment where contamination has been identified

or discovered during construction activities, Mitigation Measure 5.13.2 requires a licensed

abatement contractor to remove and properly dispose of any hazardous materials, such as ACM’s
and Lead, prior to demolition. Mitigation Measure 5.13-3 requires a hazardous materials

building survey prior to demolition activities. A condition of approval will be included as part of

the Design Review (Urban Core Development Permit) to require the completion of a building

survey prior to beginning the building demolition activities. ' '
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Moise:

The City’s Noise Ordinance, and the California Administrative Code, requires that interior noise
levels in habitable rooms, from noise generated by exterior sources, shall not exceed 45 dBA
CNEL. An Acoustical Analysis Report was prepared for the Project by Eilar Associates, Inc. on
November 19, 2015. The analysis reviewed the potential impacts from current and future noise
environments, including street traffic noise and other outside elements. Traffic-related noise
levels that would potentially create noise impacts to residential units facing Third Avenue and K
Street range from approximately 63 to 69 dBA are forecast. Typical residential construction,

including walls, windows and mechanical ventilation, may lower the mterior noise levels with
windows closed, however, verification that the interior noise levels will mest the interior noise
standard of 45 dBA CNEL must be provided. As required by Mitigation Measures 5.9-2 and
5.9-3, the Applicant will be required to submit a noise letter report including data that shows that
the comstruction will ensure that interior noise levels comply with the interior noise level
standards. Installation of mechanical ventilation and/or air conditioning in accordance with the
California Building Code is necessary to ensure that windows can be closed to achieve
compliance with the 45 dBA CNEL interior standard.

The proposed ground floor commercial suite will share a floor/ceiling assembly with a
residential unit above. The UCSP requires internal compatibility between dissimilar uses in
mixed-yse buildings. The study found that a floor/ceiling assembly with a sound rating of 50
Scund Transmission Class (STC) is needed to ensure that acceptable noise levels within the
upstairs residential unit will be provided. As required by Mitigation Measure 5.9-4, the Applicant
will be required to submit a noise letter report verifying that a floor/ceiling assembly with a
minimum sound rating of 50 STC will be provided to ensure that-the reqmrements of the Noise
Centrol Ordinance and UCSP are met.

The Noise study also anticipated that average construction noise levels at the closest residential
receiver would be 75 dBA, generated at 58 feet from the closest Project noise source to the
nearest residential property line. Thus, the adjacent residential population to the east and
commercial properties to the north and south may be exposed to excessive construction noise
associated with short-term grading and construction activities. These impacts tend to be variable
due to the variety of noise generation characteristics of the heavy equipment and vehicles used,
including the function and power of the heavy equipment or vehicle, and the timing of their
operation, which ranges from periods where no heavy equipment or vehicles are operated, to.
simultaneous operations. Also, construction projects are short term in nature, so impacts will not-
be long-term. The City of Chula Vista Municipal Code does not provide noise limits for
temporary construction activity at surrounding noise-sensitive property lines. . However, the
Project will be required to comply with the Section 17.24.040(C.8) of the Chula Vista Municipal
Code, which requires that noise generated by Project-related grading, demolition or construction -
activities shall be prohibited between the hours of 10:00 p.m. and 7:00 a.m. Monday through
Friday and between 10:00 p.m. and 8:00 a.m. Saturdays and Sundays. The contractor can also
limit noise impacts to adjacent properties by following measures including reasonable
maintenance of equipment, avoiding simultaneous operation of noise-generating equipment as
much as possible, and using equipment with effective mufflers.

Addendum {o Final Environmental Impact Report FEIR 06-01

7
~111-



Addendum to Final EIR 06-01
June 7, 2018

Traffic/Circulation:

Mitigation Measure 5.8.5-3 requires Project applicants to prepare a traffic assessment, pay any
applicable Transportation Development Impact Fees (TDIF) and traffic signal fees, and construct
any required street improvements. The Project proposes 71 multi-family dwelling units and one
616 square-foot commercial suite, which would generate a total of 667 average daily trips. This
is below the City’s minimum threshold to require the Applicant to prepare a full traffic study.
However, due to public concems about Project traffic, the Applicant submitted a traific letter
assessment prepared by Linscott, Law & Greenspan Engineers (LLG) dated January 25, 2016,
which focused on near-term traffic impacts associated with the Project. The study looked at the
closest major intersections to the Project site, including Third Avenue and K. Street, Third
Avenue and J Street, Third Avenue and L Street, K Street and Church Street, and the Project
entry driveway on K Street. The study looked at the existing traffic conditions for these
intersections, and compared them to the existing conditions plus the addition of the Project
traffic at these intersections. The study found that the intersections currently operate at
" acceptable Level of Service “C” or better, and when the Projects traflic is added, these:
intersections still operate at acceptable Level of Service “C” or better. The LLG study concluded
that no traffic-capacity related impacts to these intersections would occur.

The Project’s entry drive is located approximately 160 feet from the Bank of America driveway
located across K Street from Project site. There is potential that traffic making a left turn from K
Street to Third Avenue will block access to the site from K Street. The study recommends a
“keep clear” striping detail be placed at the combined Project/Bank of America driveway o
ensure that vehicles queuing westbound on Third Avenue do not block the driveway.

The Project will be required to pay TDIF Fees and traffic signal fees, prior to issuance of
building permits. The street improvements required by the Project include an upgraded sidewalk
on the Third Avenue frontage. B

Greenhouse Gas (GHG):

Greenhouse gas (GH() emissions include gases such as Carbon Dioxide (CO2), Methane {CH4),
and Nitrous Oxide (N20). They occur both naturally, and are produced by human activities, such
as by automobile emissions and emissions from production of electricity to provide power 1o
homes and businesses. These gases prevent heat from escaping the earth’s atmosphere, while
allowing in sunlight, which has the effect of warming the air temperature. o

California Assembly Bill (AR) 32, known as the “California Global Warming Solutions Act of
2006” established a goal to reduce statewide greenhouse gas (GHG) emissions to 1990 levels by
2020. Other regulations have been enacted at the statewide level to address GHG impacts,
including emissions standards for vehicles, low carbon fuels, and generation of electricity from
renewable resources. These programs are being implemented at the state level, and as such
compliance at the project level is not addressed. The City uses a screening level emission
threshold of 900 metric tons of carbon dioxide equivalents per year (MT CO2 per year) to
evaluate whether a project must conduct further analysis. This standard is based on the California
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Air Pollution Confrol Officers Association (CAPCOA) report entitled “CEQA and Climate
Change” dated January 2008.

The GHG study prepared by Helix Environmental Planning utilized the California Emission
Estimator Model Version 2013.2.2 to evaluate criteria air pollutants and estimate GHG emissions
from various urban land uses, including mobile (vehicular) and stationary source emissions,
asscciated with both construction and operation of the proposed Project.

Existing Land Uses:

The existing land uses on the site include 3 buildings with a combined square footage of 20,450
square feet that support a health club, medical office and other business office space. The study
found that these uses generate emissions of 432 MT CO2 per year. These uses are being
removed, and thus the study concluded that existing GHG emissions can be subtracted from the
forecasted emissions generated by the Project.

Construction Emissions:

The GHG study found that construction emissions would be created by vehicle engine exhaust
from construction equipment, truck trips, and employee commuting trips. Construction of the
project was assumed to occur over 15 months, and thus would be short term and temporary.
Therefore, construction emmssions were amortized over a 30 year period. The amortized
construction emissions were estimated to be 12 MT CO2 per year, associated with construction
of the project.

Operational Emissions:

Operational emission sources include energy use (natural gas and electricity), "area sources
(landscaping equipment), vehicle use, solid waste generation and water use and conveyance.
The operational emissions associated with operation of the project were estimated to be 857 MT
COZ per year.

To obtain the total estimated GHG emissions for the Project, the study added the operational and
construction emissions to establish a Project subtotal of 869 MT CO2 per year emissions, and
then subtracted the existing GHG emissions of 432 MT CO2 per year, to amive at a total
estimated GHG emissions value of 437 MT CO2 per year, compared to existing conditions, -
which is below the City’s significance threshold of 900 MT CC2 per year (See Table 3 below
from the GHG Study).
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" Emission Sourc

Area

Energy
Mobile
Solid Waste ‘
Water . ' ‘ 29
- Operational Subtotal 857
Construction Emissions 12
Project Subtotal 889
Less Existing Emissions - {(432)
TOTAL NET PROJECT INCREASE 437
Screening Threshold 200
Significant Impaci? No
Source: CalEEMod emissions modsiing by HELIX 2816 {output data is provided in

Attachment A).
! Construction emissions are amortized over 30 years

Conclusion:

Construction of the Project is not expected to generate enough GHG’s to result in a substantial
~ contribution to the global GHG inventory, or 10 individually influence climate change. GHG
impacts are recognized as exclusively cumulative impacts, and there are no non-cumulative
impacts recognized from a climate change perspective (CAPCOA 2008). Therefore, the
proposed Project would result in less than significant impacts associated with GHG.

Shade/Shadow Study

The project plans include a-shade and shadow study (Sheet A5.0 of the plans in Attachment 9 of
the staff report). This study looks at the best and worst case scenarios based upon summer and
winter solstice. The shade/shadow analysis examines summer and winter shading conditions

between Sunrise and Sunset for the 34 to 60 feet-high structure. According to the shade/shadow”

analysis, no parcels within the project vicinity would be permanently shaded by the project. The
shadow study shows that there would be shading occurring on the two residential properties
located to the immediate east of the project site throughout the day on the winter solstice.
Recause this shading occurs on a limited (worst case) basis on only a few parcels, shading is not
considered to be a-significant project impact. :

Addendum to Final Environmental Impact Report FEIR 06-01
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Addendum to Final EIR 08-01
June 7, 2018

V. CONCLUSION

Pursuant to CEQA Guideline Section 15164 of the State CEQA Guidelines, and based upon the
above discussion and substantial evidence in the record supporting said discussion, I hereby find
that the proposed Project will result in only minor technical changes or additions , and therefore,
does not result in the need for the preparation of a Subsequent or Supplemental Environmental
lmpact Report pursuant to CEQA Guideline Section’s 15162 and 15163, respectively.

Miguel Tapia, AICP
Sendor Planner

Aftachments:

Exhibit A - Project site plan
Exhibit B - Executive Summary to FEIR 06-81-

References:  General Plan, City of Chula Vista
Zoning Ordinance, Title 19/City of Chula Vista
Urban Core Specific Plan
Urban Core Specific Plan Final Environmental Impact Report (September 2006)
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’ Aporil 2007
City Councii Ordinance No. 3870

Amended February 20114
City Council Ordinance No. 3184
Amended July 2014 (Minor)

Amended April 20145
7 | Prepared for
City of Chula Vista 27¢ Fourth
Avenue Chula Vista, CA 91910

Criginally Prepared by:
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CiTY OF

CHULA VISTA
OFFICE OF THE MAYOR

CHERYL COX
MAYOR

As the City of Chula Vista approaches its 160" birthday in 2011, it is poised to embark upon the
next chapier in its history. The 2005 General Plan update established a vision for the 21* century.
The Urban Core Specific Plan provides the toals to see that vision become a reality. The Plan
will create opportunities to renew the economic vitality of the City’s urban core. With this
stimulus, the urban core can enjoy the vitality of the early 1900s when lemen orchards h;wed
through the transition to the 1950s and the flourishing of Rohr Industries,

Another lifecycle of the City’s urban core is now set to emerge. We are ready to see more great
things happen.

The City Council heard from the urban core’s many stakeholders -- residents, property owners,
business owners and investors. The Plan strikes a balance among more housing, additional
shopping opportunities, greater emphasis on walking instead of driving, and new revenue sources
for the public improvements necessary to the revitalized City’s urban core.

Ovet the coming years, I look forward to seeing the gr afiual transformation of the City’s uzban
core. Realization of that vision will take place over the next 20-25 years.

Today, the Urban Core Specific Plan is in its infancy, about ready to make that first step. You
can expect 10 see new and exciting activity in the oldest parts of Chula Vista. Ultimately, the
urban core will be strcngthened so that it remains the heart of our city with places fo live, work,
shop and play.

1Lgs,

Cheryl@ox
Mayor

276 Fourth Avenue » Chula Vista = California 21910 » {619) 691-5044 = Fax (619) 476-5379
ccox@@ehulavistaca.gov
@Pusl;;ul?u&:@egy_g!ul Fapor
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. Txecutive Summary

The Cityof Chula Vista has grown substantially overtheyearsthroughannexations
and development, -and is the second largest city in Sar?Diego County. Chuls
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
nopulation of approximately 300,000 by 2030, While much of the City's
recent growth has occurred in large master planned communities daveloping
on vacant land in the sastern portion of the Ciy; demographic changes and
other influences are bringing about population growth, renewed interest, and
the need for revitalization and redevelopment in the western pertion of the
City.

The recent update to the City of Chula Vista General Plan focused primarily
on revitalization and redevelopment within the older, developed area in the
western portion of the City. The Urban Core Specific Plan fellows the direction
and vision provided in the City's General Plan and establishes a more deteailed

in the traditional downtown area. The Specific Plan area Is generally located
east of -5, wast of Sacond Avenue, north of L Street, and south of C Sireet.
While there are approximately 1,700 acres within the Specifi ¢ Plan boundary,
it was determined that changes shouid be focused on areas mere in need of
redevelopment. Therefore, the Specific Plan focuses on the redevelopment of
approximately 690 gross acres within the larger Specific Plan study area. The
Specific Plan creates a framework to atiract investment and be a catalyst for
revitalization. The overall goal is to create pedesirian-friendly environments,
gathering places, and public amenities through community developmient.

The Specific Plan-considers marketplace realities to increase the economic
viability of the downtown and surrounding areas to meet City, business, and
community needs. The Specific Plan addresses land use mixes and
distributions; zoning; urban and sustainable design; venicular, bicycle and
pedestrian circulation; parking; fransit services and facilities; public
improvements and infrastructure; gateways and image; street furniture and
pedestrian amenifies; parks and public spaces; implementation strategies
and possible funding sources. The Specific Plan is based upon the valuable

- comments, and participation from residents, business leaders, and other
community stakeholders, as well as the diligent and committed Urban Core
Specifi ¢ Plan Advisary Commitiee.

The intent of the Specific Plan is to facilitate and encourage development and
improvements that will help realize the community’s vision for the Urban Core
area. The community wants the Urban Core 1o be a dasirable San Diego County

vision, guidelines, and regulations for future development and beautifi cation :




destination for both visitors and residents alike, with an identity of its own. The
community wants a downtown that is vibrant and forward thinking and alive
with thriving businesses, attractive housing, and entertainment, cultural and
recreational activities: but respectful of its past. The Specific Plan 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 performances, shopping and outdoor dining. It is a downtown with a
synergistic mix of land uses, atiractive streetscapes and sidewalks and full of
neople; all interconnected with a series of plazas and pedestrian paseos. To
this end, the Specific Plan includes a variety of recommendations to halp
obtain this vision including:

¢ Mobility recommendations

s Land Use Development Standards
+  Development Design Guidelines

= Public Realm Design Guidelines

»  Plan Implementation Strategies and Community Benefits Program

Mobifity

The Urban Core Specific.Plan mobility recommendations provide a variety of
approaches and strategies to “get peopie from here o there.” Improvements
for the main thoroughfares and other streets within the Urban Core are
identified in Chapter V - Mobility and address pedestrian, bicycle, transit,
automobile and parking opportunities. '

Traffic calming elements and pedestrian improvements are introduced to slow
traffic flow and create a more pedestrian-friendly environment, aleng Third
Avenue in the Village District. lmprovements include bulbouts {(sidewalk
extensions), narrowed travel lanes, reducing the number of travel widths in
some areas, special paving at crosswalks and median refuge islands. Paseos
and pedestrian walkways are emphasized in the Specific Plan as well. The
Mobility chapter includes recommendations for new, and upgraded bikeway
facilities throughout the area for both recreational and commuting users 1o},
accommodate for bicycle transit.

Three transit focus areas within the Urban Core provide multi-modali
opportunities for both local and regional transit. The transk stations located at
i-5/H Street and [-5/E Street link to the 3an Diego Trolley's Blue Line, As 3
feature of the Specific Plan, a new shuttle loop system called the West Side
Shuttie is proposed. The shuttle route will serve both the Urban Core Specific
Plan and Bayfront Master Plan areas in western Chula Vista. This new service
would complement existing and planned future transit improvements.




-

A program for improvements to the rcadway network is proposad, especially
reintroducing the street grid in areas where it has been interrupted over time,
The Mobility chapter alsc addresses off-street parking within the Urban Core
Districts and offers pubiic parking strategies, including parking districts for
poriions of Third Avenue and strategically lccated parking structures particularly
far the transit focus areas.

Land Use Development Standards

Chapter VI - Land Use and Development Standards, establishes three main
Specific Plan Districts: Viillage, Urban Core and Corridors, as well as 23
subdistricts.  Within these three main districts to allow for customized
regulations and standards. The subdistricts regulations shape the building
form and intensity, allowable land uses, and parking requirements. In
summary, the land uses are customized to encourage a mix of pedestrian-
griented uses integrated with higher density resideniial. The development and
parking standards have been relaxed to encourage investment in the Urban
Core, including locating buiidings closer to the street with parking behind ar
tucked under the building. The Specific Plan regulations stress fl exibility and
provision of urban amenities such as streetscape improvements, parks
plazas, transit, cultural arts and mixed use development.

The tallest buildings are allowed in the transit focus areas located at -5/H

 Street and L2/E Street where support by alternative modes of transportation

is readily available. Neighborhood Transition Combining Districts have been
created for subdistricts adjacent to R-1 and R-2 zoning areas to protact
existing residential neighborhoods and ensure compatible, stepped-back
building heights and setbacks. Special provisions address live/work units,
mixed-uses and parking structures. Zoning incentives are provided to entice
developers to provide urban amenities such as parks and plazas beyond
required levels.

Development Design Guidelines

in Chapter Vil - Deveiopment Design Guidelines, comprehensive design
guideiinesare providedfordevelopmentwithinthe three Specific Plan Districts, as
well as special guidelines for hotels, mixed-use projects, multi-family

residential projects, and sustainability principles. The form-based guidelines -

supplement the Specific Plan development regulations, and the City’s Zoning
Ordinanceto create a more attractive, well-designed urban environment. The
guidelines apply 1o construction, conservation, adaptive reuse, and
enhancement of buildings and street scenes while preserving historical
resources. Although no specific architectural style is prescribed, the quality of
design is guided by policies addressing site pianning, building height/form/
mass, buitding materials/colors, sterefront 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 as well as cother attractive features.

-158-




Public Realm Design Guidelines

Chapter VIif - Public Realm- Design Guidelines focus on ways to create more
attractive and pedestrian-friendly public environments and gathering places,
Street furniture, landscaping, sidewalks, crosswalks, lighting, paseocs, public
art, parks, and plaza concepts are defined. Two main themes emerge within
the Specific Plan: an art-deco inspired design theme along Third Avenue,
building upon the era when much of the development along the sireet
ocourred, and a more contemporary theme for the remaining public realm
areas in the Urban Core, indicative of a forward-looking Chula Vista. The Third
Avenue Village Gateway entry sign at Third Avenue & Park Way welcomes the
public to the village. Gateway treatments are proposed at other locations to
welcome people to the Urban Core and to reinforce the identity of the Urban
Core.

Plan Implementation Strategies and Community Benefils Program

One of the most important elemants of the Specific Plan is identifying the
- implementation programs that will result in the desired changes emphasizea

- for the Urban Core. The sole purpose of the Specific Plan is to Improve the
quality of life for Chula Vista in general, with a paricular focus on the west sice.
Visual simulations of potential future conditions for four areas of the Specific
Plan are provided to help illustrate the possible positive changes and
community benefi ts envisionad.

The visions expressed in the Specific Plan include investments in streets,
transit, parks, plazas, cultural facilities, protection and preservation of historic
resources, schools, and improvements to City services such as utilities, police,
fire, health and human services. These investments will be supported by a|.
partnership bhetween the City and the private sector as new development
occurs. Chapter X ~ Plan Implementation and Community Benefits Program
contains realization strategies and forms a critical link between the
improvements the City desires, and how both the City and private investment
will contribute to make the improvements happen. Specific improvemnents are
identifi ed, and fi nancial tools and strategies are outlined.
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STUDID E

ARCHITECTS

2258 First Avenue
San Diego, California 92101

T619.235.9262 F 619.235.0522

Project Memorandum

DATE: ' March 28, 2016

PROJECT: 14118 Vista del Mar

TG: Miguel Tapia, City of Chula Vista
FROM: Maxine Ward, Studio E Architects
SUBJECT: Preliminary LEED narrative
COPIES YO File

MEMORANDUM:

Please review the narrative below in conjunction with the Preliminary LEED checklist
{attached)

Location and Transportation

Floadplain avoidance - Prerequisite
The proposed development is not within a flood plain

Site Selection:

The proposed development utilizes a previausly developed [ot (4 points) and is

considered infill development (2 points) and is located within an existing street network
{1 point)

Compact Development:
The proposed development provides mare than 55 Dwelling units/ aere {2 points)

Community Resources:

The proposed development is within % mile walking distance to more than 12
community uses such as supermarkets, community-serving retail, community sarvices
such as banks, civic and community facilities, 2 points are anticipated.

Access to Transit;

The proposed development is within 1/4 mile walking distance of a bus stop (Routes
929 and 704). The number of points is dependent on the minimum daily transit service
hased on the number of trips. 2 points are anticipated. At jeast 1 point will be obtained.

Sustainable Sites

Construction activity pollution prevention - Prerequisite

The preposed development will comply with focal, state and federal regulations with
regards to controlling scil erosien, woterway sedimentation and airborne dust during
construction.

No invasive plants - Prereguisite
The propcsed developmant will not use any invasive plant species
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Heat Island Reduction: )

The proposed development will have more than 75% of hardscape and roof surfaces
either shaded or shall ba of a light-colored, high-albedo material or vegetatian covered
{2 paints)

Rainwater management:

The proposed development will utilize low-impact development (LID} technigues to
minimize the amount of stormwater that leaves the site. By utilizing planters on roafs
and at grade, infiltration planters and permeable paving, we anticipate 63-79% of the
total lot area will comply (2 paints)

Nan-toxic pest control:
It is not anticipated that the project will attempt these 2 points at this time,

Water Efficiency

Water metering — Prerequisite
The proposed development will install @ water submeter for each unit and res:den‘cs wilt
be aware of their individual water use.

Total water use:

The proposed development will utilize high efﬂcsency plumbing fixtures and water
efficient landscaping rigation and drought tolerant plants. Of the 12 available points
for this credit we anticipate obtaining 5 points by reducing overall indoor and outdoor
water use by 30% over baseline.

Energy and Atmosphers

Minimum energy performance - Prerequisite

The preposad development will be 5% better than the baseline energy psrformance rating
based on ASHRAE Standard 90.1-2010, as shown via @ whole-building energy simulation, The
development wili be commissioned using Energy Star protocels or a prescriptive path.

Energy metering - Prerequisite
The proposed development will have an electric submeter for each unit and residents
will be aware of their individual energy use.

Education of homeowner or tenant - Prerequisite
The developer shall create an operations and maintenance manual and provide to cil tenants
outiining the energy efficient features of their home.

Annugal energy use:
Of the 30 available points for this credit we anticipate obtaining 15 points by improving
the building’s energy performance by 20% over baseline (ASHRAE 90.1-2010)

Efficient hot water distribution system:

The proposed development shall be designed with an energy efficient hot water
distribution system based an maximum pipe length requirements or maximum pipe
volume limits {2 points). In addition insulation will be provided on all domestic hot water

piping (2 points}

Advanced utility tracking:
It s not anticipated that the project will attempt these points at this timie.
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Materials and Resources

Certified Tropical Wood - Prerequisite
The use of tropical wood in the building is nat anticipated.

Durability Management - Prerequisite

The proposed development will take required interior moisture control measuras such as
water resistant flooring at kitchens and bathrooms, drain and drain pan at washers,
Durability Management Verification:

The development will be inspected to ensure complicnce with each measure relating to
durability management (1 point)

Environmentally preferable products:

Out of the total of 5 points available, the proposed development anticipatas achieving 3
paints through the use of local production such as aggregate and sand for conerete and
through the use of reclaimed, bicbased FSC certified or recycled materials

Construction waste management;
The praposed development will reduce total construction waste 60% below the baseline by
recycling materials and diverting from landfills {3 points)

Indoor Environmental Quality

Vartilation - Prerequisite

The proposed development will provide a whole-unit ventiletion system that complies with
ASHRAE Standard 62.2-2010 -

Combustion venting - Prerequisite
Any combustion appliences will be vented to the exterior, such os firsplaces, if they occur.
Carben monoxide sensars will be provided in each unit.

Garage Pollutant Protecticn - Prerequisite

Alf airhandling equipment and ductwerk serving residential units shall be placed outside the
garage envelope. Shared surfaces between the garuge and residenticl units shall be tightly
sealed,

Radon-Resistant Construction - Prerequisite :

Since the proposed residential davelopment is above a garage Jevel, the development s
inherently resistant to the transfer of raden ges fram the soff to the occupants.

Ajr Filtering - Prerequisite

MERV 8 air filters shall be used at recirculating air conditioning systerns per ASHRAE 62.2-
2010

Environmental Tobacco Smoke - Prerequisite

The proposed development will prohibit smoking in all common areas. Any exterior
designated smoking areas, including balconies where smaking is permitted, will be located at
least 25 feet from entries, outdcor air intakes, and operable windows openmg to commaon
areas. ‘

Compartmentalization - Prerequisite

Each residential unit will be compartmentalized fram ancther to minimize mr!eckcge
betwean units by sealing penetrations, weatherstripping doors. Units shall be tested to
demonstrate complianca.

Enhanced Ventilation:

The propoased development will utilize an occupancy sensor or defay timer or automatic
humidistat controller or a cantinuously cperating exhaust fan at the dwelling unit bathreoms
te control the exhaust fan {1 point) Each dwelling unit will have a balanced whole-house
ventilation system per ASHRAE §2,2-2010 and will not exceed the standard by more than
10% {2 points)

Centaminant Control:

The proposed development will hava g pre-occupancy Aush of the systems and air testing.
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During censtruction all permanent ducts and vents will be sealed to minimize contamination
from construction and upon completion of construction will be flushed with fresh air (0.5
points). Air testing will be performed ot the end of construction to ensure that contaminants
do not exceed maximum allowed levels (0.5 points)

Balancing of Heating and Cooling Distribution Systems

The propased development will test supply air flow and pressure balance the ductwprk and
HVAC system within each residential unit (2 points)

Enhanced Compartmentalization

It is not anticipated that the project will attempt these points at this time,

Enhanced Combustion Venting
The proposed development meets the requirements of this credit by not installing any
fireplaces of wood stoves (2 points)

Enhanced Garage Pollutant Protection

The proposed developrment will provide an exhaust fan on controls within the multicar garage
per ASHRAE 62.2-201C {1 point)

Low Emitting Products

The propesed developrnent will use products for interior paints and coatings, flocring,
insulation and adhesives and sealants that have been tested and found compliant with the
California Department of Public Health Stendard Method V1,1-2018, using CA Section
01350,Appendix B, New Single-Family Residence Scenaric, for emissions testing quidance {3
points)

No Environmental Tobaceo Smoke

it is not anticipated that the project will attempt these points at this time.

Innovation

Preliminary Rating - Prerequisite

Design and construction team will conduct a preliminary LEED meeting in the early stages of
design to confirm and document LEED goals,

Innovation:

The proposed development anticipates receiving 2 points for inricvation for measures such as
green cleaning program, acoustical performance, solid waste management policy, green
huilding education. Specific measures to be determined.

LEED AP Homes:
The project team will include a professional who is LEED AP Homes accredited {1 point)

Regional Priority
The proposed development anticipates receiving 3 additional points for credits which have a
regional priority.

END OF MEMORANDUM
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Date: June 22, 2016

To:  Planning Commission of the City of Chula Vista
Via:  Kelly Broughton, Director of Development Services
From: Miguel Z. Tapia, Senior Planner

Subject: Comment Letter from Ms. Evelyn Heidelberg/Mr. Earl Jentz on Vista del Mar Project

On April 15, 2016, City staff received a letter from Ms. Heidelberg with the law firm of Crosbie
Gliner Schiffiman Southhard & Swanson, LLP on behalf of Mr. Jentz (Authors) with a series of
comments on the proposed Vista del Mar development project at 795 Third Avenue (Project). A
copy of the letter is attached to this memorandum. The letter contains a set of comments on
various aspects of the Project, including the proposed building’s Floor Area Ratio (FAR),
compliance with development regulations, consistency with design guidelines, and the
applicability of California Environmental Quality Act (CEQA) provisions. The nature of the
comments indicates that the Authors are opposed to the Project and that appreval of the Project
should be denied by the Planning Commission. This memorandum is in response to the
comments in the letter and 1s being forwarded to the Planning Commission in conjunction with
the City staff report to which it is attached.

The comment letter consists of fourteen pages of text and is generally divided into seven sections
denoted by roman numerals. Section [ is a Summary of Issues; Sections IT thru VII contain a
detailed description of each of those issues, although the issues summarized do not necessarily
concur with the issues that are detailed in the rest of the Sections. Following is a list of the
Sections of the letter with an abbreviated version of the Authors comments/1ssues that are
discussed in each of the seven Sectlons

I Summary of Issues/FAR/Compounding Calculations
II. Project fails to comply with NTCD Provisions
ITI. Projected Build-Out Scenario in UCSP
IV, Degree of Public Benefit from increased FAR
V. Compounding of FAR
VI Development Exemption should not be granted because it does not advance purpose of
the development exemption provisions
Introduction
Project offers little in design
Findings cannot be made to support exemption
VII. Streamlined review of the Application under CEQA will not suffice

Following are City staff responses to the comments in the letter; the responses are provided in
the same order as the Sections and issues listed in the letter.
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SECTION I. SUMMARY OF ISSUES

Review of the letter reveals that the Authors base their comments on outdated drafts of the
Project plans, which have already been revised. The Project plans were revised by the Applicant
in response to City and Residents’ comments in November 2015, February 2016 and April 2016.
The Authors start the Summary by discussing and speculating on the “compounding” calculation
of the building FAR and include elaborate calculations on the building square footage and FAR
based on outdated numbers.

The referred “compounding” calculation is not being used by the Applicant nor City staff, and
the references to it on the first page of the Project plans have been removed. The first proposed
approximate 50% increase in FAR, which is being requested through the provision of three
amenities, is calculated by simply multiplying the site area by each of the amenities’ percentage
allowed (see Urban Core Specific Plan Chapter VI, Urban Amenities Table). The allowed
increase in FAR through the provision of three amenities is 50%. Following are the calculations
based on the Project’s latest specifications:

o Project site area: 45,738 sq. fi.
e Net building area: 91,345 sq. ft.
e Total proposed building FAR: 1.997 = 2.0 (Total requested FAR increases include
Urban Amenities & Development Exception)
- e Proposed amenities and corresponding percentage increase in FAR are as follows:
: o Parking — 10% (4,574 sq. {t.)
o Public Plaza — 10% (4,574 sq. ft.}
o LEED Gold Certification — 30% (13,721 sq. ft.) .
Total Amenities percentage and building square footage = 50% and 22,869 sq. ft.

The letter makes reference on Page 2 to an “unexplained deviation” of building square footage
and speculates that the Applicant is requesting an exemption. There is nothing “unexplained”
concerning the Applicant’s request; the Applicant is requesting an exception of an additional
approximate 50% increase in FAR above the Urban Amenities increase discussed above. The
request is indicated on the first page of the Project plans along with ali the Project specifications.
The Applicant’s request for an additional approximate 50% increase in FAR is based upon a.
Development Exception and brings the total building FAR to approximately 2.0 (see Urban Core
Specific Plan Chapter VI, Section I, Development Exceptions).  The request for én"exoeption
as well as the request for an increase in the FAR based on the provision of amenities, is based on
the aforementioned pohc1eS of the Urban Core Specific Plan (UCSP), which provide incentives
to enhance the quality of life within the Urban Core by encouraging pedestrian friendly design,
urban amenities, beautification, sufficient parking, mixed-uses, affordable housing, and access to
public transit, parks, community facilities, and social services.
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SECTION L THE APPLICATION DOES COMPLY WITH THE NTCD
REQUIREMENT THAT BUILDING DESIGN BE COGNIZANT OF ADJACENT LOW
DENSITY USES AND AVOID BALCONIES OVERLOOKING REAR YARDS

The Authors’ contention that the proposed Project does not meet the Neighborhood Transitioning-
Combining Districts (NTCD) requirements is incorrect. The NTCD provisions are intended to
make sure that the design of projects addresses the issues associated with having taller structures
adjacent to single-family areas. The proposed Project not only meets all the building setback
requirements of the JCSP but also its design is cognizant of the adjacency of the single-family
residences. The Project has been designed to address issues of privacy and security. To
accomplish this, the building structure been designed to be farther away from the property line
and the adjacent residences than the minimum requirement of the NTCD. The UCSP requires-
10-foot setbacks from the northerm and eastern property lines. The distance between the building
and the eastern property line is 47 feet, while the distance between the building and the two
closest houses is approximately 115 feet. The distance between the second floor terrace and the
eastern and northern property lines are approximately 20 feet on both sides. The distance
between the building that runs along K Street and the property line of the first house on the north
side is 20 feet, while the building’s distance to the actual house is 24 feet. Also, the Project has
been designed to have two landscape buffers between the building/second floor terrace and the
single-family homes, which are intended to block as much of the views from the building as -
possible. One landscape buffer is located along the property line and has a width of 10 to 13 feet
and the other is located at the edge of the second floor terrace and has an approximate width of
13 feet. The building separafion and the landscape buffers will address privacy issues associated
with the balconies. - :

~ While the NTCD provisions note to “avoid balconies,” they are not intended to prohibit
balconies. On the contrary, balconies are encouraged by the UCSP design guidelines for mixed-
use, multi-family buildings. While the NTCD provisions read that balconies be avoided, it is
actually the issues potentially raised by the use of balconies that should be addressed; in the case
of the Project the issue raised is privacy. Balconies are important design and functional elements
of the Project. The UCSP provisions for multi-family projects encourage the use of balconies
and other features to achieve quality building design. One of those provisions reads as follows:

“Three dimensional design features, such as balconies and bays should be incorporated
into the building design.” C

Balconies serve to provide building facade articulation and interest, and they serve to provide
usable open/recreational space. Building fagade articulation and interest are important elements
for a project such as this one, which is part of an urban setting where the building architecture
intends to improve the faces of the area and become a new architectural landmark. Balconies are
also important as a source of private recreational space in an urban setting. The Chula Vista
Municipal Code allows balconies to be used as open space toward meeting the Code’s
requirement for private and common open space. The provision of this type of recreational space
as part of multi-family residential projects contributes toward meeting the demand for public
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recreational facilities, particularly in the western part of the City. While balconies remain as part
of the proposed buiiding elevations, the design issue (particularly privacy) associated with them
has been avoided through the building separation from the residential properties and by creating
tandscape buffers. Thus, the project is consistent with the NTCD provisions,

In this same Section, following up with their assertion that the Project does not comply with the
NTCD provisions related to balconies, the Authors of the letter assert that three of the findings
for granting an exception cannot be made. The error of this assertion is found in the assumption
that the Project does not comply with the NTCD criteria. As discussed above, the Project
complies with the NTCD requirement related to balconies because the intent of the NTCD
provisions is not to prohibit balconies (nor the second floor terrace) but to make sure that the
Project is designed to be cognizant of and address potential issues related to balconies, such as
privacy. As indicated previously, the Project design addresses the issue of privacy by distancing
* the building, and thus the balconies, from the Single-family residences and establishing two rows
of landscape buffers. Contrary to the Authors’ assertion that the findings cannot be made, the
findings for the FAR exception can be made and have indeed been made (see below). Another
problem with the assertion that the findings for an exception cannot be made is that the Authors
wrongly tie the findings, particularly the first and fourth findings (see below), to the single issue
of non-compliance with the NTCD provisions. The first finding is related to the implementation
of the goals and objectives of the General Plan and UCSP, which are in turn related to the

seouragement and development of mixed use projects which will contribute to the creation of a
vibrant environment within the District, with thriving businesses, atiractive housing,
entertainment, cultural and recreational activities. The General Plan and UCSP goals and
objectives are more related to how the Project as a whole, with a variety of features, contributes
to achieve those goals and objectives or how the Project does “not adversely affect the goals and
objectives.” ‘ ’

The four findings and their substantiating statements are contained in the Planning Commission
Report and Resolutions, and are also incorporated herein in summarized form. The four findings

for an exception along with their substantiating statements are as follows:

The proposed development will not adversely affect the goals and objectives of the
Specific Plan and General Plan.

The proposed develbpmenr will comply with all other regulations of the Specific Plan.

The proposéd development will incorporate ome or move of the Urban Amenities
Incentives in Section F - Urban Amenities Requirements and Incentives, of this chapler.

The exception or exceptions are appropriate for this location. and will result in a better

design or greater public benefit than could be achieved through strict conformance with
the Specific Plan development regulations.
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In regard to the first finding, the Project as proposed does not adversely affect the General Plan
and Specific Plan. The Project actually implements those goals and objectives by providing a
mixed use residential/commercial use at the Corner of Third Avenue and K Street. The intent of
the General and Specific Plans is to facilitate and encourage development and improvements that
will help realize the community’s vision for the Urban Core area. The Urban Core and the C1
District are envisioned to be vibrant, forward-thinking but respectful of its past and alive with
thriving businesses, attractive housing and entertainment, cultural and recreational activities, °
The Urban Core Vision aims to create a uniquely identifiable Urban Core for Chula Vista that is
an economically vibrant, pedestrian-oriented and multi-purpose destination. The Project would
redevelop the subject Site, which currently has buildings that were built in the 1950°s and are in
need of replacement, with a residential and commercial Project. The Project will provide multi-
family housing in: this area of Chula Vista and will bring families and social and economic
activity to the area. Those families would take advantage of and support the commercial base
along Third Avenue, which provides a variety of goods and services in close proximity te the
Project. More residents would contribute to create an active and vibrant atmosphere along Third
Avenue as envisioned by the General Plan and the UCSP. The proposed public plaza at the
corner of Third Avenue and K Street with art and furniture will provide an amenity that will
activate the street and create opportunities for civic engagement. The wider and fumished
sidewalks along Third Avenue and K Street will contribute to activate the street and create a
pedestrian-safe and friendly environment.

In regard to the second finding, the project complies with all other development standards and
regulations of the Specific Plan (except for FAR for which a valid exception is being requested
by the Applicant). The building has a height that varies from 34 feet along K Street and a height
of 57 feet along Third Avenue {the building parapets and elevator shaft achieve a height of 60
feet, which is the maximum permitted by the UCSP). The project provides all the required
parking on-site and enclosed within the building structures in the underground and first floor
levels, and provides 14 additional parking spaces for guests and residents. Open space and
landscaped areas are also provided in excess of the minimum required.

The building form respects the properties in the adjacent R-1 Zone to the north and east of the

Site along Church Avenue by locating the second floor terrace and balconies as far away as

possible from the property lines (a distance that ranges between 20 and 115 feet), and provides-
substantial screening by landscaping the perimeter of the structure. The 3 to S-story building

structure was designed to place most of the bulk and mass along Third Avemie and K Street, and

as far as possible from the property lines of the single-family homes. As required in the NTCD

regulations, the building also steps back from the adjacent residential properties and along

Church Avenue, resulting in a reduced building mass and height near the residential properties

and distancing the building as much as possible from the residential properties.

In regard to the third finding, the project incorporates the-following three Urban Amenities
elements (see Urban Core Specific Plan Chapter VI, Urban Amenities Table):
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s All required parking (on-site and enclosed), plus fourteen resident and guest parking
spaces beyond the spaces required by the UCSP; '

e Public outdoor space in the form of a plaza (appro;;imateiy 1,700 square-feet in area)
with an art feature and furniture located at the corner of the building and Third Avenue
and K Street, just outside the commercial suite; and '

e LEED Gold Certification with a variety of elements and amenities to reduce global
warming and enhance the natural environment.

Each of these amenities is more fully described and analyzed in the Planning Commission Staff
Report.

Regarding the fourth finding, the additional FAR of 0.5 is appropriate for this location because it
would aliow the Project to comply with the goals and objectives of the General Plan and Specific
Plan related to bringing a mixed use project with sufficient residential units and community
amenities to provide housing, activate the street and support the existing commercial base. The
C1 District is currently characterized by having mostly retail and office uses. ‘While there are
approximately five properties in the District with residential uses, these properties only represent
about 4% of the total District area. General Plan policy calls for additional residential
development within the C1 District to support the existing and future commercial development.
The Project’s FAR of 2.0 is appropriate for an urban mixed use development and is in line with
development trends elsewhere in the Urban Core area. The maximum building height is 5 stories
along the Third Avenue elevation (60 high as allowed by the C-1 zone) and 3 stories along the
K Street elevation. This building configuration places the most mass and bulk along the Third
Avenue and K Street’s elevations, away from the existing low density residential. The Applicant
has revised the Project and has taken measures to reduce the building mass and address
community concerns without reducing the viability of the project. Farthermore, the form-based
nature of the UCSP ensures that the proposed development emphasize the importance of site
design and building form (which last many years) over numerical parameters such as FAR
(which are likely to change over time). The proposed development creates a people activated,
urban corner that contributes to the city’s goal of “Complete Streets” and enhances the public
realm through improved streetscape design and individual building character.

SECTION IIl. IN ANALYZING THE APPLICANT’S REQUEST FOR BONUS
AWARDS OF FAR, STAFF DID CONSIDER THE PROJECTED BUILD-OUT THAT
WOULD OCCUR IF ALL THE BONUS PROVISIONS ALLOWABLE _UNDER THE
URBAN AMENITIES INCENTIVES PROGRAM WERE ACTUALLY AWARDED

The comments in this section are related to a potential scenario under-the UCSP projected build-
out. This section of the letter provides an intricate analysis of a build-out scenario that is highly
speculative, and not instructive in assessing whether a bonus award should be granted. The
build-out scenario, as described in the UCSP, is used to analyze and evaluate the potential
development impacts resulting from the full implementation of the projected development within

-198-



Response Memorandum to Heidelberg/Jentz Comment Letter
June 22, 2016
Page |7

a specific period of time (approximately 20 years). In this long-term context, the implementation
of one project cannot be used to speculate on the implementation of the UCSP’s projected build-
out. At the same time, the results of such a speculative analysis cannot be used to assess and
evaluate a single project, particularly at this early stage of the UCSP implementation. The
analysis in the letter assumes a scenario where the projected development takes place in a
vacuum without the dynamic interaction that projects go through during the various phases of
project development and implementation. The analysis also assumes a scenario without changes
in the economy and adjustments to the UCSP vision, goals and policies. In other words, the
Authors wrongly assume that a certain number of projects will continually be developed
independently of economic cycles and physical changes in the Urban Core. They also assume
that during the next twenty-five years the UCSP will remain un-evaluated and un-revised. To
respond to this point and to dispute the Authors’ attempted analysis based on static type model
assumptions, it is important to see what actually has happened during the past nine years in the
life of the Urban Core and implementation of the UCSP.

The UCSP was adopted by the City Council in March of 2007. Since then, the regional and
Chula Vista economy have gone through a massive recession (2008-2012), which for a period of
time stopped all land development and negatively affected the economy. The economy and land
development activity have had a very slow recovery since then. Development within the Urban
Core is a clear illustration of this process. Since 2007 the City Council and/or Planning
Commission have approved 11 development projects (commercial and residential) within the
UCSP area: four mixed-use projects; one retail market; one gas station/mini mart remodel; three
restaurants; a medical clinic and a liquor store. Of those projects only one mixed-use project has
been constructed (33 residential units and 1,253 square-feet of office space). Other projects that
have been implemented are the gas station, the liquor store and the restaurants. Also, since 2007,
the UCSP has been evaluated and revised twice (2011 and 2015) by the Planning Commission
and City Council. The physical and economic conditions of the City’s Urban Core, as well as
the life of the UCSP, have not been static nor linear. It is a mistake to use a static type analysis,
which is intended to estimate the potential environmental and infrastructural impacts and
mitigation under CEQA for a “most-case” scenario, to evaluate the merits of a single project
today. Contrary to what the Authors of the letter say, it is not instructive to compare the
proposed project with a static, long-term build-out scenario.

In order to insure that development proposed under the UCSP does not have negative impacts or

exceeds the capacity of the infrastructure, the City uses a variety of measures. The City has in

place a project review process to evaluate every development proposal prior to issuance of a

building permit. This process involves environmental review pursuant to CEQA requirements, -
design review pursuant to established development regulations and design guidelines and

infrastructural requirements. This is a very detailed process that is used to insure that every

project avoids or mitigates any potential impacts to the environment; it is also used to make sure

that every project complies with regulations and guidelines; and that every project contributes its

share of infrastructure and that said infrastructure is provided prior to the completion of the

project.
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The proposed Vista del Mar Project is an example of the described review process in action. The
Project plans were submiitted to the City in June 2015, and have been thoroughly reviewed by
staff pursuant to the established review process. The Project went through environmental
review, design review, and infrastructural review. A report (and this response letter) has been
prepared for the Planning Commission as part of its consideration of the Project, and it includes a
lengthy description and analysis of the Project. Two resolutions have also been prepared that
include findings and determinations on the Project, as well as a lengthy list of conditions of
approval. '

The City also consistenily monitors physical, economic, and land development activity and
conditions within the Urban Core to evaluate the changes and requirements of the area as those
conditions change. The City consistently monitors public facilities and infrastructure for
compliance with established threshold standards. Since 1988, the city of Chula Vista has
monitored a dozen threshold standards for compliance, including drainage, sewer, traffic, water,
and emergency response times, as well as schools, libraries, and the fiscal condition of the City.
The city’s Economic Development Department monitors the economic conditions of the City,
the San Diego region, and the Nation in order to see how the economy is changing and how
those changes might affect different economic sectors and areas of the City, This information is
used to develop strategies to encourage economic activity and promote investment and
development projects. The Development Services Department routinely monitors the conditions
of land development of western Chula Vista; this information. serves to make changes in the
processes, regulations and requirements on development consistent with the new conditions. The
input of the community, as expressed in their own vision and needs is also used to calibrate the
processes, regulation and requirements.

Lastly, the City uses the information collected from the monitoring to modify the established
regulations and processing. For example, the UCSP, as well as other specific plans throughout
the City, are updated at different intervals. State Taw requires that a specific plan “may be
amended as often as deemed necessary by the legislative body.” This is a constant practice that is
embedded in the City’s processes and is consistently implemented. For example and as indicated
previously, the UCSP has been amended twice since its adoption; once in 2011 and then again in
2015. These amendments were intended to respond to changes in the economy and development
activity in the area. They were also intended to calibrate the UCSP regulations in the context of
the little development activity that has taken place during and after the last recession.

Another error in the Authors’ analysis is the Authors’ confusion and mixing of the concepts of
FAR and Density, The Authors use the two concepts interchangeably and do not appear to
recognize the differences between them. In the context of project development pursuant to the
UCSP, FAR is simply the relationship between the site area and the net building area, while
Density is a relationship between the site area and the number of residential units that can be
accommodated in the building and site. FAR is related strictly to the building’s mass and bulk,
while density is related to number of units per acre. The problem with the Authors’ analysis,
particularty in their projected calculations, is that they use the FAR to project the number of units
that could be built under a given scenario. The fallacy of this is that FAR is not a reliable metric
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for density (that is the number of units to be built), because a given FAR may result in different
residential unit scenarios, dependmg on the type and size of residential units that are being built.
A given FAR may result in different number of units if, for example, the units are studios, 1-
bedroom, 2-bedroom, 3-bedroom, etc.; the larger the units the lower the number of units that is
achieved in the same FAR. At the same time, different FAR’s may achieve the same number of
units (Density) depending on unit type and size. The main point of this response is that a higher
FAR does not necessarily result in more units. Therefore, the use of FAR that the Authors make
to calculate a given scenarlo is misleading and leads to the wrong assumptions and
determinations.

SECTION IV. THE STAFF REPORT ON THE APPLICATION DOES EVALUATE
THE DEGREE OF PUBLIC BENEFIT PROVIDED BY THE PROPOSED PROJECT
AND BASES ITS RECOMMENDED PERCENTAGE INCREASE IN FAR ON THAT
ANALYSIS

The UCSP establishes requirements and provides incentives in exchange for the provision of
urban amenities by a given project. These requirements and incentives are provided in order to
achieve certain amenities or design provisions that will enhance the quality of life within the
Urban Core. These requirements and incentives are expressed in terms of increases in FAR that
a project may realize. Contrary to what the Authors of the letter say, the increase in FAR is not
granted automatically to the Project, but rather it is evaluated on a case by case basis and is
subject to approval by the Planning Commission. The evaluation and discretionary approval is
based on the level of enhancement and benefit provided by each of the amenities. As discussed
above, there are three amenities being provided by the Project, as follows: -

o All the required parking is provided on-site and parking is enclosed within the structure;

° An approximately 1,700 square-foot Outdoor Space/Plaza ( approximately 41’ x 437
provided with art/furniture at the corner of Third & K Street; and

e LEED Gold Certification for the building.

The amenities have been evaluated by staff and have been found to be beneficial to the project -
and the community. Further, staff has determined that the characteristics and added value of the
amenities deserve the full awarded FAR increase as listed in the Table of Amenities in the
UCSP. Following is a brief discussion as to how each of the amenities contributes to the
enhancement of the quality of life within the Urban Core. The parking amenity is seen as a
positive addition to the Project because it benefits the Project and the surrounding neighborhood
by providing all the parking on-site and enclosed within the building, and by providing 14 spaces
beyond those required by the UCSP. Based on the UCSP Urban Amenities Table, the on-site
-and enclosed parking receives a 10% increase in FAR (4,574 sq. ft. of building area). Providing
all the required parking on-site plus 14 additional spaces for guests and residents contributes to
minimize on-street parking demand. Additionally, the 14 additional parking spaces are
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equivalent to approximately 10% of the total parking required (142 spaces) by the UCSP for the
Third Avenue District C1. '

The second amenity, the Outdoor Space/Plaza, has an area of approximately 1,700 square-feet
and will be furnished with tables, chairs, and landscape materials such as palm trees and shrubs.
A central feature will be a water fountain or an artistic sculpture. The Plaza is located outside
the building and adjacent to the comer and represents a valuable outdoor public space that is
accessible to and can be used by the building residents, customers of the commercial suite or by
the general public. This feature will offer a passive recreational space for people to congregate
and interact, and create neighborhood activity. The UCSP Urban Amenities Table assigns a 10%
increase in FAR for the implementation of Public Parks and Plazas. The Plaza represents a
public benefit and a positive addition to the Project, which is considered an appropriate
justification for the 10% increase in building FAR. ' :

In regards to the third amenity, the Project has been designed to incorporate architectural and
construction features that would qualify the project to apply for and achieve Leadership in
Energy and Environmental Design (LEED) Gold Certification when it is built. LEED s a
building certification program associated with the US Green Building Council and the LEED
program provides a means of verifying that a building or a group of buildings were designed and
built in a way that would improve energy savings, water efficiency, indoor environmental
quality, and CO2 emissions reduction. LEED-certified buildings are resource efficient. They use
less water and energy and reduce greemhouse gas emissions. Based on the UCSP Urban
Amenities Table, LEED Gold Certification would allow for an increase in building FAR by 30%.
Granting the 30% increase in building FAR is justifiable because the certification will insure that
the Project has been designed and will be built in a way that will improve energy savings, water
efficiency, indoor environmental quality, and CO2 emissions reduction. . The Project will
therefore conform to the goals and objectives of the Geperal Plan and UCSP by being
environmentally sensitive, save resources, create less waste and pollution, and contribute to a
healthier environment and commugity.

SECTION V. THERE IS NO BASIS IN THE UCSP TO ALLOW FOR COMPOUNDING
OF FAR BONUSES FOR AMENITIES :

As indicated in the first section of this memorandum, compounding is not being used to calculate
additional FAR for the Project. The references to the “compounding” calculation in the first
page of the Project plans have been removed. The proposed increase in FAR through the
provision of three amenities is simply calculated by multiplying the site area by each of the
amenities” percentage allowed.  The base site area and the proposed amenities and their
corresponding percentage increase in FAR to be awarded are as follows:

Project site area: 45,738 sq. ft.

Parking — 10% (4,574 sq. ft.)

Public Plaza — 10% (4,574 sq. ft.)

LEED Gold Certification — 30% (13,721 sq. ft.)

@

&
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SECTION VI. A DEVELOPMENT EXCEPTION TO THE FAR LIMIT PERMITTING A
FAR OF APPROXIMATELY 249 SHOULD BE GRANTED BECAUSE THE
APPLICATION DOES ADVANCE THE PURPOSE OF THE DEVELOPMENT
EXCEPTION PROVISION, AND THE REQUIRED FINDINGS CAN BE MADE

The Authors of the letter divide Section VI into three sub-sections. The first is titled as
Introduction, although the comments made here are related to the proposed project FAR, which
is one more repetition of the same theme discussed in the previous sections. This sub-section
describes once again the Project numbers related to the FAR and argues that the FAR increase
should not be granted. This sub-section ends with the statement that the project “does not offer
much if anything in the way of innovative design,” which is elaborated in the next sub-section of
the letter. Sub-section B discusses some of the UCSP design guidelines and the Authors argue
that the Project architecture does not meet the guidelines. Sub-section C of the letter argues that
the required findings for granting the exemption to the FAR limits cannot be made.

City staff has reviewed the Project’s architecture in relationship to the applicable design
guidelines listed in the UCSP, which is a normal practice and a review requirement of every
- project.  Staff has provided in the Staff Report to the Planning Commission a full
discussion/response on how the Project meets those guidelines. Staff has also provided in the
Staff Report and Resolutions each of the findings that must be made in order to grant the
exemption and has described how each of the findings is made. The response to the design
guidelines and the exemption findings are included below.

UCSP Desipn Guidelines

In addition to the development standards and regulations listed in the C1 District, the UCSP also
contains a variety of design guidelines, the purpose of which is to guide the design and
development of projects pursuant to the objectives and policies of the General Plan and the
UCSP. The UCSP’s design guidelines for the C1 District focus primarily on promoting quality
and diversity of new commercial and residential development, and safe and efficient parking and
circulation. The proposed Project was analyzed based on the applicable design guidelines that
are listed below and are followed by a statement indicating how the Project is'consistent with
each of the guidelines.

- “Encourage new development that maintains healthy interaction with the major street
and surrounding uses by minimizing harmful external effects and providing strong
transit, automobile, and pedesirian connections.”

The proposed Project is consistent with this guideline because it relates directly to the Third
Avenue and K Street frontages and strongly interacts with the commercial corridor. The Project
creates a people activated, urban corner that contributes to the City’s goal of “Complete Streets.”
The Project enhances the public realm by being placed next to the street, through direct access .
onto the street, and by the improved streetscape design and individual building character. The
Project’s placement of most of its mass and bulk next to the street and away from the adjacent
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neighboring residences, creates an approptiate separation (ranging from 20 feet to 59 feet to the
property lines) that respects privacy and minimizes shade, noise and other potential externalities.
The Project also provides a strong connection with pedestrians along the sidewalks, and public
transit and the automobile by its placement along Third Avenue and K Street. The building is
close (10 ft.) to the street and the uses on the first floor, such as the residential fitness center,
lobby and elevator space, residential lounge space, and commercial space, relate to and activate
and connect effectively to the street. The future residents wilt also have easy and quick access to
Bus Route 929 on Third Avenue, which will connect them to other Bus Routes and Trolley
‘Stations. The vehicle entry into the garage on K Street is located away from the intersection and
provides access for residents, guests and commercial customers without creating traffic issues on
the street. '

“New development in the Corridors District should consider the area’s scale and
character and demonstrate sensitivity to surrounding uses by limiting building massing,
providing project amenities such as landscaping, seating, and plazas, and screening
parking and equipment areas.” :

“Additional setback areas and upper floor setbacks are encouraged when commercial
and residential areas are adjacent to each other and employ landscaping fo screen
parking lots from adjacent residential uses and streets.”

The building structure has been designed to incorporate large setbacks that create significant
distance from the neighboring properties (ranging from 20 feet to 59 feet at the property lines
and 24 feet and up to 115 feet from actual houses) and limit the potential intrusion into their
backyards. The fifth and fourth floors on the wing located along K. Street have been removed
and reduced, respectively, to lower the mass and bulk and create more separation from the
adjacent residences. As such the building structure is closest to the Third Avenue and K Street
frontage to create more activity and vibrancy on the street thus promoting more pedestrian
activity, as envisioned by the General and Specific Plans.

. All parking is contained on-site and enclosed in the ground and first floors of the building
structure. The perimeter around the parking is heavily landscaped by a combination of trees and
shrubs on planters and on the ground in order to maximize screening between the building and
the single-family residences. This landscape planter (with a width of 13 feet) extends along the
north and east property line. Also, the east and north perimeter of the second floor terrace is
fully landscaped (with a 13 foot wide landscape planter) to provide additional screening between
the building and the single-family residences.

The building is sited, designed and treated such that the intensity of the building mass is in the
most appropriate location along the Third Avenue commercial corridor and as far away as
possible from the adjacent single family properties. By being next to the Third Avenue and K
Street commercial corridor, the Project creates a people activated, urban cormner that contributes
to the City’s goal of “Complete Streets” and enhances the public realm through improved
streetscape design and individual building character. By being located along the western and

~204~



Response Memorandum to Heidelberg/Jentz Comment Letter
June 22, 2016
Page |13

southern areas of the site, the building structure minimizes the shade effect over the residences,
particularly during the winter solstice. The Project is sensitive to and responds to the nearby
residential neighborhood’s concerns by stepping down the building mass and using balconies and
awnings to articulate the building fagade and create more presence along the streets.

“Upper floor balconies, bays, and windows should be provided that overlook the street,
enliven the street elevation, and communicate the residential function of the building. ”

“Consideration should be given for privacy relative to adjoining properties. Orient
buildings and decks to maximize views while preserving rhe privacy of the surrounding
neighbors.”

Balconies and windows are an integral part of the building structure. Balconies are an important
architectural element and their projection beyond the building wall is used to create articulation
and variety along the building walls. They are also an important functional element in that they,
as well as the second floor terrace, serve as recreational open space for the residents. The
concerns of the neighbors related to views from the balconies and terrace into their backyard and
homes and a potential loss of privacy are addressed by the Project by stepping down the building
mass and distancing the structure from the residential properties as much as possible. The
balconies along the east building elevation are approximately 47 feet from the property line,
while the balconies along the north elevation are approximately 58 feet from the property line.
The second floor terrace is approximately 13 feet from the property line, but along its perimeter
is a 6 to 13-foot planter that creates additional distance between people on the terrace and the
property line. This planter will have a variety of landscape materials such as trees and shrubs to
further screen views to and from the neighboring yards and homes from the project. The Project
has been designed in response to the neighbors’ concerns and to strike a balance between the
neighbors’ respect for privacy and the Project’s need to contain all the elements of a well-
organized and articulated building.

“The physical design of facades should utilize such techniques as: Break or articulation
of the fagade, vertical and horizontal offsets to minimize large blank walls and reduce
building bulk; significant change in facade design; placement of window and door
openings; and position of awnings and canopies.”

The architecture of Vista del Mar is contemporary and it intends to provide a néw urban face to
development in this part of Chula Vista. The project relates to its location on the Third Avenue
commercial corridor by creating a people activated urban corner that creates street activity and
enhances the public realm through improved streetscape design and individual building
character. The building elevations are well articulated by a variety of elements. The view of the
building from the comer of Third and K shows the elevations that-divide the building into four
smaller parts, a S-story portion with a plaster finish along Third Avenue, a 5-story comer portion
with different materials and sloped roof line, 2 4- -story portion with plaster finish along K and a
3-story portion along Church with a more residential roofline with overhanging eaves at the
balconies.
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The clean, contemporary lines of the building are a deliberate design direction. The materials,
will have a finely grained texture. The sand finish plaster will provide a predominately neutral
texture and color and will be juxtaposed by the randomly seamed pre-finished metal panel
cladding at the building comer element. The building mass is punctuated by recessed vertical
elements such as the stair and elevator tower, which are highlighted in an accent color and which
break up the roof line. Balconies are both recessed into and project out from the building wall
providing shadow and articulation to the building fagade. Windows are vertically oriented, full
height and are recessed in the building wall. The windows are distributed in an off-set pattem
within the plaster wall and in a regular pattern within the metal clad wall. The fagade will be
enlivened by various window awning types including a L. shaped sheet metal shroud and a
horizontal awning with diagonal support kickers. .

Shade and Shadow

Residents to the north and east of the Project Site have expressed concems regarding the
potential of the project to cast shadows on their properties, and block out sunlight for a
significant portion of time. The Project plans include a shade and shadow study (Sheet A5.G of
the plans in Attachment 9 of the staff report). This study looks at the best and worst case
scenarios based upon summer and winter solstice. The shade/shadow analysis examines summer
and winter shading conditions between Sunrise and Sunset for the 34 to 60 feet-high structure. It
shows where shade from the proposed structure falls over the neighboring properties as the sun
moves through the sky from morning to evening. According to the shade/shadow analysis, no
urban development within the Project vieinity would be permanently shaded. As can be seen on
the winter shading exhibit, shadowing during the winter months would create increased shading
on the commercial office immediately to the north and residential properties to the northeast of
the structure. During winter months, shadowing would occur in a northwest to northeast
direction throughout the day. During noon, the commercial office building and part of the first
house would be shaded on the worst case winter solstice exhibit. The most severe shading during
the Winter Solstice would occur during the evening. Shading would be less during all other
times of the year. The summer solstice exhibit {best case) shows very liftle shadowing cast onto
adjoining properties.

Findings for an Exemption to the limits on FAR

The Development Exemptions section of the UCSP authorizes the Planning Commission to grant
exemptions in the FAR limits to projects in order to encourage a variety of land uses that are
pedestrian and environmentally friendly and encourage innovative design. This is the basis for
the Applicant’s requests for an exemption for a 50% increase in building FAR; this is also the
basis for staff’s recommendation to the Planning Commission to grant said request. It is staff’s
position that the FAR increase will advance the UCSP provisions and that the required findings
can be made as follows:

1. The proposed development will not adversely affect the goals and objectives of the Specific
" Plan and General Plan.
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The goals and objectives of the General Plan and Specific Plan are not adversely affected by the
proposed 0.5 increase in FAR. On the contrary, the Project as proposed implements the General
Plan and Specific Plan by providing a mixed use residential/commercial use at the Comer of
Third Avenue and K Street. The intent of the General and Specific Plans is to facilitate and
encourage development and improvements that will help realize the community’s vision for the
Urban Core area. The Urban Core and the C1 District are envisioned to be vibrant, forward-
thinking but respectful of its past and alive with thriving businesses, attractive housing and
entertainment, cultural and recreational activities, The Urban Core Vision aims to create a
uniquely identifiable Urban Core for Chula Vista that is an economically vibrant, pedestrian-
oriented and multi-purpose destination. The proposed Project meets the goals and objectives
because it brings improvements and community benefits to an area of Third Avenue which is
currently under-performing and not living up to the stated vision of the Specific Plan. This
Project has the potential to spur additional development along the Third Avenue corridor with
additional community and économic benefits. The proposed Project provides wide sidewalks
and a public plaza that will create a pedestrian-friendly environment and foster civic engagement
in a multi-purpose environment. The building mass and form allows the Project to have the
number of residential units and the associated parking, landscaping, recreational spaces and other
features that provide a multi-purpose environment and activities to meet the goals and objectives
of the General and Specific Plans.

2. The proposed development will comply with all other regulations of the Specific Plan.

As indicated in the Development Standards table in the staff report to the Planning Commission,
the project complies with all other development standards and regulations of the Specific Plan.
The building has a height that varies from 34 feet along K Street and a height of 57 feet along
Third Avenue (the building parapets and elevator shaft achieve a height of 60 feet, which is the
maximum permitted by the UCSP). The project provides all the required parking on-site and
enclosed within the building structures in the underground and first floor levels, and provides 14
additional parking spaces for guests of the residents. Open space and landscaped areas are also
provided in excess of the minimum required.

The building form respects the properties in the adjacent R-1 Zone to the north and east of the
Site along Church Avenue by locating the second floor terrace and balconies as far away as -
possible from the property lines, and provides heavy screening by landscaping the perimeter of
the structure. The 3 to 5-story building structure was designed to place most of the bulk and mass
along Third Avenue and K Street, and as far as possible from the property lines of the single-
family homes. As required in the NTCD regulations the building also steps back from the
adjacent residential properties along Church Avenue, resulting in a reduced building mass and
height near the residential properties, as well as, distancing the Project as much as possible from
the residential properties. :

The UCSP’s Special Provisions for the NTCD indicate that “Building design shall be cognizant

of adjacent low density uses and avoid balconies overlooking rear vards.” The intent of this
provision is not to do away with balconies but rather to address their potential effects on privacy.
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The building design is cognizant of and sensitive to the adjacent residential uses by distancing
the structures from the adjacent property lines by as much as 49 to 59 feet. Also, dense and tall
landscape materials have been provided along the east and north perimeter to screen the homes
from direct view of the balconies. While the NTCD provisions indicate that balconies be
avoided, balconies are important design and functional elements of the UCSP and the Project. In
fact, the UCSP provisions for multi-family projects encourage the use of balconies and other
features to achieve quality building design. One of those provisions is the following:

“Three dimensional design features, such as balconies and bays should be incorporated into
the building design.

Balconies serve to provide building facade articulation and interest, and they serve to provide
usable open/recreational space. Building fagade articulation and interest are important elements
for a project such as this one, which is part of an urban setting where the building architecture
intends to improve the face of Third Avenue and become a new architectural landmark,
Balconies are also important as a source of recreational space in an urban setting because they
provide recreational space on site. While balconies remain as part of the building elevations, the
design issues (particularly privacy) associated with them have been avoided through the
described Project features.

3. The proposed development will incorporate one or more of the Urban Amenities Incentives
in Section F - Urban Amenities Requirements and Incentives, of this chapter.

The Project incorporates the three amenities listed above, which are: all required parking (on-
site and enclosed); public outdoor space in the form ‘of plaza with art feature and furniture; and
LEED Gold Certification. Additionally, the Project includes other amemtles and community
benefits as follows:

As indicated previously, the Project will provide fourteen parking spaces that exceed the parking

regulations and provide guest parking spaces within the parking garage. The proposed Project

will provide a community landmark at the Site in the form of a public art mural on the north

facing wall of the building. The mural will not only serve as a piece of art that will complement

the building’s architecture, it will also serve as a landmark that may be used to identify this new

building in this area of Third Avenue, since no other art pieces iike this exist now. Per the
community input received at the Second Neighborhood Meeting, the mural could reflect the

history of Chula Vista or important historical events in the City’s past and looking towards the

future.

The enhanced street improvements for the Project include a widened sidewalk along Third and IC
Street, new paving, street trees in grates, and street furniture such as benches, trash cans and
planters. Additionally, this residential development will provide more options for clean, safe,
energy efficient and modern housing for the Chula Vista workforce. These 71 dwelling units will
put more people on Third Avenue to support the small businesses located there and to create a
more pedestrian-friendly street atmosphere.
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4. The exception or exceptions are appropriate for this location and will result in a better
design or greater public benefit than could be achieved through strict conformance with the
Specific Plan development regulations.

The additional FAR of 0.5 is appropriate for this location because it would allow the Project to
comply with the goals and objectives of the General Plan and Specific Plan related to bringing a
mixed use project with sufficient residential units and comunity amenities to provide housing,
activate the street and support the existing commercial base. The C1 District is characterized by
having mostly retail and office uses. While there are about five properties in the District with
residential uses, these properties only represent about 4% of the total District area. General Plan
policy calls for additional residential development within the C1 District to support the existing
and future commercial development. Tt has been estimated by staff that the appropriate
residential acreage that could potentially be developed within the District based on the General
Plan policy is approximately 40% of total area. That percentage would be tfranslated into
approximately 21 acres. The proposed Project FAR of 1.99 (91,019 sq. ft.) represents
approximately 9.5% of the total potential residential capacity within the C1 District.

The Project’s FAR of 1.99 is appropriate for an urban mixed use development and is in line with
development trends elsewhere in the Urban Core area. The maximum building height is 5 stories
along the Third Avenue elevation (60" high as aflowed by the C-1 zone) and 3 stories along the
K Street elevation. This building configuration places the most mass and bulk along the Third
Avenue and K Street’s elevations, away from the existing low density residential. The Applicant
has revised the Project and has taken measures to reduce the building mass and addressed
community concerns without reducing the viability of the Project. -Furthermore, the form-based
nature of the UCSP ensures that the proposed development emphasize the importance of site
design and building form (which last many years) over numerical parameters such as FAR
(which are likely o change over time). The proposed development creates a people activated,
urban corner that contributes to the city’s goal of “Complete Streets” and enhances the public
realm through improved streetscape design and individual building character.

SECTION VII. STAFFS REVIEW OF THE APPLICATION UNDER CEQA IS
SUFFICIENT BECAUSE IT IS CONSISTENT WITH THE DEVELOPMENT DENSITY
ESTABLISHED BY THE UCSP ‘ '

The Authors wrongly assume a certain environmental review process and speculate on an
incorrect CEQA determination. “The Authors state in their letter that staff utilized CEQA
Guidelines section 15183, a streamlined CEQA process for projects that are consistent with
existing zoning and a-community plan. The Authors’ contention is misplaced. Staff reviewed
the proposed Project for compliance with the CEQA and determined that the proposed Project
was adequately covered in the previously adopted Urban Core Specific Plan Final Environmental
Impact Report and Mitigation Monitoring and Reporting Program FEIR 06-01, certified by the
Chula Vista City Council in May 2007. Staff determined that only minor technical changes or
additions to FEIR 06-01 were necessary and because none of the conditions described in CEQA
Guidelines section 15162 calling for the preparation of subsequent documents have occurred,
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staff was able to prepare an Addendum to FEIR 06-01 pursuant to CEQA Guidelines section
15164, not CEQA Guidelines section 15183, as the Authors so stated. In addition, staff could
have utilized CEQA Guidelines section 15182, Residential Projects Pursuant to a Specific Plan,
to take advantage of a streamlined CEQA process, but chose not to do so, and as such, prepared
the Addendum to more fully disclose any new potential significant environmental impacts, of
which there were none.

Attachment:

Exhibit A - Hildenberg/ienz Comment Letter
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12750 HIGH BLUFE DRIVE, SUITE 250
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}'JE‘*::%""“‘-%:—;? TELEPHONE (858) 367-7676 WRITER'S DIRECT PHONE NO.
FACSIMILE (858) 3451991 (858) 779-1718

April 15, 2016

VIA E-MAIL (RZumwalt@chulavistaea.gov)

Mr. Richard Zumwalt, AICP
Development Services Department
City of Chula Vista

276 Fourth Avenue

Chula Vista, CA 91910

Re: Vista De| Mat/ Proiect # DR15-0015; PCS15-006

Dear Mr. Zumwalit:

On behalf of our client, Balboa Equity Capital, Inc., we are providing comments on the
above-referenced project application (“Application™), as revised by the applicant’s submittat to
you dated March 10, 2016.

I.  SUMMARY OF ISSUES

The fundamental concern with the Application is that the FAR requested exceeds by 95
percent that which is authorized by the base FAR for the C-1 Third Avenue South Neighborhood
Transition Zone: ‘ ’

Base floor area allowed under C-1: (FAR 1.0) and lot size: 45,213 s.f.
Maximum FAR bonuses from Urban Amenities Table:

-- 10 percent FAR increase if parking is provided onsite: 4,521 s.f.

-- 10 percent FAR increase for public outdoor space: 4,521 s.f.

-- 30 percent FAR increase for LEED Gold: _ 13.564 5.1,
Total floor area (base plus maximum for three bonuses): 67,820 s.f.
PROPOSED PROJECT FLOOR AREA: 88,323 s.f.
DISCREPANCY: ‘ 20,503 s.f.
PROPOSED PROJECT FAR.: - 1.95

Part of the 20,503 square foot discrepancy between the proposed project’s floor area and
the authorized floor area under C-1 plus maximum bonuses under the Urban Amenities Table is
purportedty accounted for by correspondence from the applicant to the City, in which the applicant
asserts a right to the cumulative calculation of each bonus, such that maximum FAR from the first
bonus is added to the base FAR, and that enhanced base FAR is used as the basis for calculation

4828-3439-1344 3
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of the second bonus, and 50 on. By this unauthorized cumulative approach to calcuiatmg the bonus
FAR, the applicant claims an additional 3,299 square feet:

67,820 s.f.
_3.299s.f.
71,119 s.f.

Hven with the unauthorized additional floor area claimed by the applicant due to
compounding of the calculations of three bopus awards, there is an unexplained deviation of
17,204 square feet of floor area (88,323 s.f. minus 71,119 s.f.). We assume that the applicant is
seeking a Development Exception from the FAR standard to authorize the additional 17,204 (or
properly calculated, 20,503) square feet of floor area. (UCSP, VI-54.) Such a Development
Exception should not be granted, for the reasons set forth below.

Tn addition to the excessive FAR for a project abutting a single-family residential
neighborhood that is to be protected by the Neighborhood Transition Combining District
designation, we offer the following comments which should be addressed in the staff report to the
Planning Commission:

1. The Application fails to comply with an express requirement of the Special
Provisions for Neighborhood Transition Combining Districts, in that it would
include a large second-floor terrace and 28 units with balconies and eight units with
patios, all of which overlook the rear yards and homes of adjacent single-family
residences. As such, the Application cannot be approved because it is inconsistent
with the UCSP and its impiementing zoning regulations.

2. In analyzing the Application’s request for FAR bonus awards, the UCSP expressly
requires consideration of the projected build-out that would occur if all the bonus
provisions allowable under the Urban Amenities Incentives program were actually
awarded. We submit that this analysis must conclude that the requested 50 percent
increase in FAR, if applied to all other properties within the 690-acre Urban Core
Subdistrict Areas, would result in land use intensities exceeding by several factors
the assumed maximum levels of residential, retail, and office development in the
Urban Core Specific Plan and EIR. Such analysis should conclude with a
recommendation to deny the requested 50 percent FAR bonus award, although
some lower level of bonus award may be justified.

3. In preparing a recommendation to the Planning Commission regarding how much
FAR bonus should be granted for each of the Urban Amenities, the staff report must
evaluate the degree of public benefit provided by the proposed project. We submit
that the public benefit provided by the urban amenities proposed in the Application

4828-3439-1344.3
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does not warrant a 50 percent increase in FAR, although some lesser increase in
FAR may be justified.

. There is absolutely no basis in the UCSP for the Application’s assumption that the

City may add an award of FAR bonus to the proposed project’s FAR, which then
becomes the base for calculation of another award of FAR for an additional
amenity. This sort of compounding of permitted FAR would result in an
unwarranted additional seven (7) percent increase in the proposed project’s FAR.

On top of the requested 50 percent FAR bonus sought by the Application for
inclusion of three amenities, and the wholly unsupported seven percent FAR bonus
that would result if FAR bonus awards were compounded as described in #4 above,
the Application apparently seeks a Development Exception to the FAR fimit, so as
to permit a total project FAR of 1.95, or almost double the base FAR in the
applicable C-1 zone of 1.0. We submit that the required findings to support such
an exception cannot be made, because (1) the proposed development will adversely
affect the goals and objectives of the UCSP, (2) will not comply with all applicable
regulations of the UCSP (including but not limited to the requirement that balconies
overlooking rear yards of abutting single-family homes must be avoided so as to
ensure that building design is cognizant of adjacent low density areas), and (3) the
exception is not appropriate for the location and will not result in a better design or
greater public benefit than could be achieved through conformance with the UCSP
development regulations. The bulk and mass of the project as proposed is simply
too extreme a deviation from the base FAR of 1.0, particularly where the project is

- located in a Neighborhood Transition Combining Area.

The City may not rely on provisions of CEQA allowing streamlined environmental
review for projects consistent with applicable plans, because as set forth above the
Application does not propose a project that is “consistent” with the density standard
expressed for the parcel in the UCSP. (See 14 Cal. Code Regs. § 15183(a); see also
Pub. Res. Code § 21083.3(c)). Accordingly, preparation of a subsequent. EIR would
be necessary in order to comply with CEQA.

These issues are discussed in the following sections.

II. THE APPLICATION FAILS TO COMPLY WITH THE NTCD REQUIREMENT

THAT

BUILDING DESIGN BE COGNIZANT OF ADJACENT LOW DENSITY

USES AND AVOID BALCONIES OVERLOOKING REAR YARDS

The UCSP establishes special regulations for Neighborhood Transition Combining
Districts (“NTCDs”) “to ensure that the character of zones within the Specific Plan area will be

4828-3439-1344.3
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compatible with and will complement surrounding residential areas.” (UCSP, VI-40.) The C-1
zone, in which the proposed project is located, is an NTCD. (/d) One of the express
“Requirements” of the NTCD is as follows:

2. Requirements

¢ Building design shall be cognizant of adjacent low density uses {i.e.,
avoid balconies overlooking rear yards.

1d., V1-40-41.

To be clear, this is an express requirement of the zoning that is an integral part of the UCSP; it is
not a mere guideline, such as the Design Review Guidelines found elsewhere in the UCSP.

The Application proposes a total of 28 balconies and eight patios that overfook rear yards
of adjacent single-family uses, as well as a second-floor terrace that suffers from the same
building design defect. Specifically, there are six cast-facing balconies (three each on the second
and third floors) at the east end of the proposed project, less than five feet from the west side of
Church Street right-of-way, which balconies face east, overlooking single-family residences and-
rear yards of these residences. And there is one unit on the third floor which in a prier version of
the Application had a north-facing balcony, which in the latest version has a west-facing balcony.
This shift of the orientation of the balcony, however, does not eliminate the intrusion on the
privacy of those living in the single-family residences on the west side of Church Street,
apparently approximately 20 to 25 feet from the property line, because the occupants of the unit
will stilt be able to look north into the yards and homes of those single-family residences when
the occupants are using the balcony. In addition, there are 21 east-facing balconies {seven each
on the third, fourth and fifth floors) that directly overlook the single-family homes and rear yards
of those residences on the west side of Church Street. These balconies are as close as 47
horizontal feet and are located on a recessed east-facing portion of the building. Also, there are
seven east-facing patios just below those balconies. Finally, there is a large second-floor terrace
that faces both east and north, with views facing into the rear vards of single-family homes on the
west side of Church Street. From the portion of the terrace facing east, only 13 feet and seven
inches separates the edge of the terrace from a rear yard of a single-family home. From the portion
of the terrace facing north, only 13 feet and one inch separates the edge of the terrace from the
yard of a single-family residence. The applicant apparently asserts that trees to be planted in
containers at the edge of the terrace will mitigate the violation of the requirement that building
design be cognizant of adjacent low density uses, but the trees will mitigate the ability of those in
the abuiting single-family residences to view users of the plaza from the yards of the single-family
homes, but will not impede the ability of the residents of the 71 units (and their guests) using the
terrace to look into the yards and homes of the adjacent single-family residences.

4828-3439-1344 3
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The fact that the specific example of how that requirement — that building design be
cognizant of adjacent low density uses — is to be implemented — by avoiding balconies
overlooking rear yards — is being violated by the Application makes the inconsistency with this
requirement all the more obvious and egregious.

The only way that the Application could be approved with the 36 balconies or patios, plus
the terrace, overlooking adjacent single-family homes is if the Planning Commission were to
authorize Development Exceptions from the above-cited requirement to ensure that building
design be cognizant of adjacent low density uses by avoiding balconies and other features that
overlook rear yards. We submit that three of the four the findings that are required to be made if
a Development Exception is to be granted could not be made in this instance. Specifically, the
finding could not be made that the proposed development will not adversely affect the goals and
objectives of the UCSP and the General Plan. (UCSP, VI-54.) As cited above, the NTCD
establishes special regulations “to ensure that the character of zones within the Specific Plan area
will be compatible with and wili complement surrounding residential areas.” (Jd. at VI-40.)
Having residents of 71 units overlocking the yards of, and into the homes of, single-family
residences located in some cases just a few yards away can hardly be considered to be consistent
with the goals and objectives of the UCSP and in particular the purpose of the NTCD’s special
regulations. The second required finding to grant a Development Exception — that the proposed
development will comply with all other regulations of the Specific Plan — cannot be made, for two
reasons: the Application calls for a near doubling of the applicable FAR limit.of 1.0. With respect
to the inability of the required findings to be made for the increased FAR, see Section VL. below.
Finally, the fourth finding required to authorize an exception cannot be made, namely, that the
exception that would allow the residents of 71 units, either from their private balconies or patios
or from the terrace that is part of the common area of the complex, to overjook the yards and into
the homes of adjacent single-family residences is “appropriate for this location and will result in 2
better design or greater public benefit than could be achieved through stnct conformance with the
UCSP development regulations.” (UCSP, VI-54.)

HI. IN ANALYZING THE APPLICATION’S REQUEST FOR BONUS AWARDS OF
FAR, STAFF MUST CONSIDER THE PROJECTED BUILD-QUT THAT WOULD
OCCURIF ALL THE BONUS PROVISIONS ALLOWABLE UNDER THE URBAN
AMENITIES INCENTIVES PROGRAM WERE ACTUALLY AWARDED

The UCSP makes it clear that “Jtlhe amount of bonus awards Chula Vista will make
available should take into account the projected build-out that would occur if all of the bonus
provisions allowable under the program were actually awarded.” (UCSP, VI-48.) This can only
refer (o projected build-out under the UCSP, which is assumed to occur over 20 to 25 years after
adoption of the UCSP in 2007, or by 2027 to 2032. (UCSP, I1-2.) Buildout is assumed as follows:
a net increase of 7,100 multi-family dwelling units; a net increase of 1.0 million square feet of
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retail space, a net increase of 1.3 million square feet of office space, and a net increase of 1.3
million square feet of visitor-serving uses within the UCSP Subdistricts area. (UCSP, 11-2)

If we assume that 80 percent of the 690 acres comprising the UCSP Subdistricts Area is
intended to be the subject of infill or redevelopment at higher densities during the build-out
periods, and those 552 acres were to be developed with the three amenities proposed by the
Application — parking within the building (for up to a 10 percent increase in FAR), LEED gold
(for up 1o a 30 percent increase in FAR), and public open space (for up to a 10 percent increase in
FAR) — then the resulting intensity of land use would be 50 percent greater than is contemplated
in the UCSP or in its EIR. This assumption does not take into account additional density bonuses
that may be granted for projects which provide affordable housing, or FAR waivers that are
available for preservation and maintenance of features of historic structures or projects which
include community or human services. (UCSP, VI-51.) This means that either build-out (as
defined by the net increases in various uses as specified in the preceding paragraph) would be
reached without the redevelopment of approximately 50 percent of the existing land area which
the UCSP secks to have redeveloped, or that the 552 acres will be redeveloped at 50 percent greater
intensity of use. It is obvious that either alternative would have significant potential impacts:
under the former scenario, & large number of parcels would remain in their underutilized, vacant
and/or deteriorated status; and under the latter scenario, the intensity of land use would outstrip
the capacity of the UCSP’s planned transportation and other infrastructure improvements to serve
the fesidential population and users of the commercial space. Neither outcome is consistent with
the UCSP and neither outcome was evaluated in the EIR for the UCSP. h

Comparing the Application to the assumed build-out of the entire UCSP Subdistricts Area
is instructive. Asthe Application calls for 71 residential units, the proposed project would account
for exactly one percent of the anticipated build-out of multi-family units for the entire UCSP
Subdistricts Area. But, the project site is only 45,213 square feet, or 1.04 acre. The entire UCSP
Subdistricts Area is 690 acres, and so the project site is only 0.15 percent of the entire UCSP
Subdistricts Area. The disparity between the Application’s allocation of the UCSP’s residential
build-out — one percent — and the Application’s project site size as compared to the total acreage

_in the UCSP Subdistricts Area — 0.15 percent — indicates that the project site would capture more
than 6.6 times its proportionate share of residential units. ' '

The staff report on the Application must therefore, consistent with the directive in the
UCSP cited above, take into account the consequences if the other 689 acres of the UCSP (or as
suggested above, some proportion of the entire 690-acre Subdistricts Arca that is presumed to be
redeveloped by 2032) are redeveloped with 50 percent FAR bonuses awarded through the Urban
Amenities Incentives provisions of the UCSP. ‘

T 4328-3439-1344.3
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IV. THE STAFF REPORT ON THE APPLICATION MUST EVALUATE THE
DEGREE OF PUBLIC BENEFIT PROVIDED BY THE PROPOSED PROJECT

AND BASE ITS RECOMMENDED PERCENTAGE INCREASE IN FAR ON THAT
ANALYSIS

Correspondence submitted to the City by the applicant seems to assume that the City will
automatically award the proposed project a 50 percent increase in FAR because the proposed
project would include parking on site, LEED Gold features, and a 650-square foot public plaza.
But the UCSP makes it clear that, in addition to the analysis referred to in Section III hereof, the
award of bonus FAR for providing amenities identified in the UCSP’s Urban Amenities Table
(UCSP, VI-51) is discretionary and that Planning Commission, in determining “just how much
additional FAR or FAR waiver should be granted” must first “take into account the value added
to the property by the amenity or design, and a reasonable share of additional FAR or FAR waiver
that will - proportionaily compensate the developer for the additional amenities or design
provisions.” (UCSP, VI-48.) Second, the Planning Commission must evaluate incentive requests
“case-by-case based on the degree of public benefit provided by the proposed project.”

This case-by-case analysis should consider, for example, that a maximum 10 percent FAR
bonus is available to be awarded for “Public Parks and Plazas, including Sports/Recreation
Facilities, Play Lots, Water Features, Trails, Par Courses, Equipment, Gardens, Art Works.”
(UCSP, VI-51.) The public open space must have the following characteristics: an area greater
than 500 square feet with a minimum depth of 30 feet; provides tables and chairs; provides
pedestrian-scaled lighting, and has outdoor public art and other desired amenities, such as
fountains. (/d.) Tlere, the Application provides nothing more than a 650-square foot plaza at the
raised primary entrances to the residential structure and to the small commercial use. It will likely
be perceived by members of the public as an amenity belonging to the residents of the units or
patrons of the commercial use, as distinguished from, say, a pocket park that might be located on
the side of the structure, away from the primary entrance to the residential structure or retail space,
which would more readily be perceived as a public space.

As noted, the Planning Commission is obligated to evaluate incentive requests on a “case-
by-case basis based on the degree of public benefit provided by the proposed project.” We submit
that the proposed plaza, which is not much larger than the minimum size required to be awarded a
bonus, should not be awarded the full 10 percent FAR bonus, because it would have the effect of
discouraging other developers from including a more usefu! and larger public open space area,
such as a play lot, or a sports or recreation facility. The City should reserve an award of the full
10 percent FAR bonus for “Public Parks and Plazas” to a property owner whose project
incorporates public open space which provides more significant public benefit.

4828-3439-1344.3
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© V. THERE IS NO BASIS IN THE UCSP TO ALLOW FOR COMFPOUNDIN G OEF FAR

BONUSES FOR AMENITIES

In addition to wrongly assuming that the proposed project is entitled to the maximum
available amount of FAR bonus for providing three separate urban amenities, the applicant is
assuming that the award of an FAR bonus for providing one urban amenity can then be added to
the base project FAR for purposes of calculating the percentage FAR bonus for a second urban
amenity, and that the resulting FAR bonus for the second amenity can be added to the base project
FAR for purposes of calculating the amount of the FAR bonus for the third amenity. (Through
this attempt to claim a right to a higher FAR bonus than it is entitled by providing three urban
amenities, the applicant is seeking to reduce the amount of the Development Exception from FAR
limits it is seeking from the City, from a request for an exception in the amount of .45 additional
FAR (i.e., an éxception allowing 45 percent more floor area than allowed after application of the
maximum FAR bonuses for three urban amenities), to a request for .38 addltlonal FAR. See
Section VI. Below.)

To be specific, the applicant is claiming that it is entitled to a bonus of 4,521 square feet
(10 percent of the size of the parcel, which is 45,213 square feet) for providing parking on site,
and that that 4,521 is added to the 45,213, vielding 49,734 as the base to which the 10 percent FAR
bonus is awarded for providing the above-referenced 650-square foot public plaza. Then, the
applicant claims that the resulting 4,973 square feet of bonus floor area for the public plaza is
added to the 49,734, yiclding 54,707 square feet which would be the base fidor area to which the
30 percent FAR bonus for LEED Gold is applied, resulting in a third floor area bonus in the amount
of 16,412. The 16,412 would be added to the 54,707 square feet to get a total floor area,
purportedly authorized by the bonus awards for providing urban amenities, of 71,119 square feet.

There is absolutely no support for this “compounding” of the calculation of FAR bonus
awards in the UCSP. .In the absence of language specifically authorizing that compounding, each
FAR bonus award should be separately added to the total FAR. So, the FAR bonus awards, even
if the Planning Commission were to determine, after the case-by-case analysis of public beneft

‘conferred by each urban amenity, that the maximum FAR bonus should be awarded to the project

for each of the three amenities to be provided, should be calculated as follows: base floor area of
45,213; plus 4,521 for parking on site; plus 4,521 for public plaza; plus 13,564 for LEED Gold.
The sum total floor area after application of the maximum benus FAR for the proposed project
cannot exceed 67,819 square feet. '
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VI. A DEVELOPMENT EXCEPTION TO THE FAR LIMIT PERMITTING AN FAR
OF 1.95 SHOULD NOT BE GRANTED BECAUSE THE APPLICATION DOES
NOT ADVANCE THE PURPOSE OF THE DEVELOPMENT EXCEPTION
PROVISION, AND THE REQUIRED FINDINGS CANNOT BE MADE

A, Introduction

Even if awarded the maximum FAR bonus for three urban amenities, and even if the awards
for such FAR bonuses were compounded as discussed in Section V, the Application requires the
Planning Commission te grant a substantial “Development Exception” to the FAR limit in order
for the Application to be approved.

As discussed i Sections [V and V, the base floor area for the parcel is 45,213 square feet,
as the base FAR is 1.0. The Application proposes a project that is 88,323 square feet, with a
resulting FAR of 1.95. Even if the maximum floor area bonuses were awarded for the project’s
inclusion of three urban amenities and those FAR bonuses were simply added to the base floor
area (rather than being compounded as described in Section V), the Application seeks approval of
a project that is 88,323 square feet, with a FAR of 1,93, or almost 50 percent above the 1.5 FAR
that would résult with' maximum floor area bonuses awarded. Thus, the Application cannot be
approved unless the Planning Commission issues a “Development Exception” as set forth in the
Section VLI of the UCSP. A Development Exception is intended to encourage innovative design
and allows flexibility in the application of certain development standards. (UCSP, VI-54.)

‘Because the Application does not offer much if anything in the way of innovative design,
but rather seeks only to maximize intensity of use of the property, and because the required
findings cannot be made to support a “Development Exception” that would grant an additional
0.45 FAR, we submit that the Application must be denjed.

B. The Application Offers Little in the Way of the Desired Design Features Set Forth
in the Design Guidelines Applicable in the Corridors District

The Application does not reflect the incorporation of any significant number of the design
and site planning principles applicable to projects proposed in the Corridors District. (UCSP, VII-
107-138.) Consequently, it does not merit the substantial exception to the FAR limit sought by
the Application. '

First, the Application does not embody variety in building form, facades and features, as
called for in the Design Guidelines. (UCSP, VI1I-108.) The project consists essentially of two
rectangular boxes maximizing lot coverage along the Third Avenue and K Street frontages, with
the only design feature providing any relief being the plaza at the juncture of the two rectangies.

4828-3439-1344.3

~219-



CROSBIE GLINER SCHIFFMAN SOUTHARD & SWANSON LLP
Attorneys-at Law

Mr. Richard Zumwalt, AICP
Aprii 15, 2016
Page 10

There appears to be some variation in the finish materials, but essentially no articulation except at
the intersection of the two boxes at the plaza.

Second, the Application does not comply with the second design principle, which calls for
new development to “demonstrate sensitivity to swrounding uses. Such efforts should include
limiting building massing ....” (UCSP, VI-108.) The Application shows no sensitivity whatsoever
to the abutting single-family residential use: As discussed above in Section I, the Application
calls for 28 balconies, eight patios and a large second-floor terrace that overlook the immediately
abutting single-family yards and homes. And instead of limiting building massing, as expressly
called for in order to ensure compatibility between different uses(UCSP, VI-108), the Application
seeks a Development Exception to allow it to exceed the otherwise maximum permissible FAR by
a full 0.45 (to 1.95 from the 1.0 base and the maximum 1.5 if the full amount of inicentive bonuses
are added). :

Similarly, the proposed project hardly exemplifies the architectural guidelines for the
Corridor District. They call for varying building heights and setbacks from adjacent or adjoining
buildings. (UCSP, VII-115.) Here, the two rectangles do not provide diversity in building type,
nor in height or setbacks. In addition, apart from the balconies, the facades show little break or

articulation or vertical and horizontal offsets to minimize large blank walls and reduce building
bulk. (Id.}

The design guidelines regarding roof and upper story detail are similarly not incorporated
into the proposed project. There appear to be no large overhangs featuring open rafters or tails,
nor are there any building vertical focal elements, such as towers, spires, or domes, all of which
are encouraged. (UCSP, VII-117.) It does not appear that the required perimeter wall along the
castern boundary of the property adjacent to the single-family homes is offset every 50 feet or

designed to reduce monotony, or that there are landscape pockets along the wall at regular
intervals, (UCSP, VII-118.)

Thus, the Application does not reflect the incorporation of a significant number of the
desired UCSP design features for the Corridors district, let alone exemplify innovative design,
which is the stated purpose of the provision allowing Development Exceptions. Accordingly, the
staff report must address exactly why the Planning Commission should grant such a large
exception (almost SO percent) to the fundamental land use regulation governing development in
the UCSP Subarea Districts, the limit on FAR.

4828-3439-1344.3
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C. The Required Findings Cannot Be Made to Support an Exception to the FAR
Limit '

In addition to the Application not furthering the purposes that the Development Exception
provision is intended to serve — innovative design — the findings required for a Development
Exception cannot be made in this instance. '

The Planning Commission cannot grant a Development Exception unless four findings are
made. Here, only one of the four findings can be made, namely, that the proposed development
will incorporate one or more of the Urban Amenities. (UCSP, VI-54.) None of the other three
required findings can be made: (1) that the proposed development will not adversely affect the
- goals and objectives of the UCSP and the General Plan; (2) that the proposed development will
comply with all other regulations of the UCSP; and (3) that the exception is appropriate for this
. location and will result in a better design or greater public benefit than could be achieved through
strict conformance with the UCSP development regulations.

1. A Finding Cannot Be Made that the Proposed Development Will Not Adversely Affect
the Goals and Objectives of the UCSP and General Plan

Just as the UCSP requires that projected buildout be considered if zll the bonus provisions
allowable under the Urban Amenities Incentives Program were actually awarded (as discussed in
Section [iI above), so too must the Planning Commission consider the cumulative impact on the
goals and objectives of the UCSP of granting a Development Exception that would allow an almost
50 percent increase in the permissible FAR (assuming that the full amount of potential FAR bonus
for inclusion of three Urban Amenities were awarded) or a 95 percent increase in the permissible
FAR (if no FAR bonus were awarded for inclusion of Urban Amenities). Such a Development
Exception would set a precedent that would mean either that build-out under the UCSP (i.e., net
increase of 7,100 dwelling units, 1.1 million square feet of retail space, 1.3 million square feet of
office space, and 1.3 million square feet of visitor-serving space) would be reached without the
redevelopment of approximately 50 percent of the 690 acres in the UCSP Subarea Districts, or that
that arca will be redeveloped at approximately 50 percent greater intensity of iand use. Either
alternative would deter the achievement of the goals and objectives of the UCSP, and result in-
potential environmental impacts not assessed in the - EIR. Under the former, a large number of
vacant, underutilized and/or deteriorated parcels would remain in that status, because all of the
projected and planned for growth will have occurred on a small fraction of the parcels that
happened to be developed first. Under the latter scenario, the City would ignore the projected
build-out numbers and allow growth at almost double the intensity of that planned in the UCSP
throughout the UCSP Subdistricts Area, growth that would outstrip the capacity of the planned
infrastructure to accommodate it without adverse environmental and other impacts.
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In addition to the general inconsistency of the requested Development Exception with the
entire framework of the UCSP, it is fundamentally at odds with the Neighborhood Transition
Combining District and its goal that “the character of zones within the Specific Plan area will be
compatible with and will complement surrounding residential areas.” (UCSP, VI-40.) Simply
put, a near doubling of the base FAR (which results if the Application is approved with minimal
or no FAR bonuses awarded for inclusion of three Urban Amenities) or a near 50 percent increase
in the base FAR (which results if the Application is approved with the maximum available FAR
boruses for inclusion of those three Urban Amenities) is inconsistent with the goal of ensuring
that growth in the Urban Subdistricts areas that are designated as NTCDs (as is the C-1 district in
which the subject property is located) is compatible with adjacent single-family residential areas.

2. A Finding Cannot Be Made that the Proposed Development Complies with All Other
Regulations of the UCSP

As discussed in Section II, the Application includes 28 balconies, eight patios, and large
wrap-around terrace which all overlook adjacent single-family residences, in viclation of the
requirement of the NTCD that “{b]uilding design shall ke cognizant of adjacent low density uses
(i.e., avoid balconies overlooking rear yards.” (UCSP, VI-40-41.) It would make a mockery of
the NTCD provisions, and the UCSP generally, were the Planning Commission fo grant a
Development Exception to allow the sought-after 28 balconies, eight patios and large terrace, in
addition to a Development Exception for the almost 50 percent increase in permissible floor area
(assuming that full credit were granted for the three Urban Amenities). o

3. A Finding Cannot Be Muade that the Development Exceptions Are Appropriate for the
Location and Will Result in a Better Design or Greater Public Benefit Than Could Be
Achieved Through Strict Conformance with the Specific Plan’s Development

Regulations

An increase of almost 50 percent in the permissible FAR (assuming maximum credit were
~ given for inclusion of three Urban Amenities) in an area abutting a single-family residential area
and utter disregard of the NTCD’s requirement that building design be cognizant of adjacent
single-family residential development by 28 balconies, eight patios and a large terrace overlooking
single-family homes and yards militate against a finding that the Development Exceptions are
appropriate for the project site and that they will result in a better design or greater public benefit
than if the project were to conform to the Specific Plan’s development regulations. The
Application seeks not a small variance from the UCSP’s development regulations, but a major
departure from the FAR limits and the protections afforded adjacent single-family residential
areas.
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VIL. STREAMLINED REVIEW OF THE APPLICATION UNDER CEQA WILL NOT
SUFFICE BECAUSE IT IS NOT CONSISTENT WITH THE DEVELOPMENT
DENSITY ESTABLISHED BY THE UCSP

The California Environmental Quality Act (“CEQA”) provides for streamlined
environmental review for qualifying projects that are consistent with the applicable general plan,
community plan and zoning designations. (Pub. Res. Code §21083.3; 14 Cal. Code Regs.
(hereinafter “Guidelines”) §15183.) “CEQA mandates that projects that are consistent with the
development density established by existing zoning, community plan, or general plan policies for
which an EIR was certified shall not require additional environmental review, except as might be
necessary to examine whether there are project-specific significant effects which are peculiar to
the project or its site....” (Guidelines, §15183(a) (emphasis added). “Consistent” means that the
density of the proposed project is the same or less than the standard expressed for the involved
parcel in the general plan, community plan or zoning action for which an EIR has been certified,
and that the project complies with the density-related standards contained in that plan or
zoning....” (Id. §15183(i}(2) (emphasis supplied).)

Here, the Application is not consistent with the development density established by the
UCSP. The standard for the parcel at issue in the UCSP is an FAR of 1.0. The Application would
authorize a project with an FAR of 1,95,

The EIR for the UCSP did not discuss at all the potential effects of development occurring
at densities greater than those set forth in the base FAR authorized for each UCSP Subdistrict, It
simply stated, without explanation, that the UCSP at build-out would add 7,100 dwelling units, 1.1
million square feet of retail space, 1.3 million square feet of office space, and 1.3 million square
feet of visitor-serving space. The source of these figures was not identified, nor was there any
discussion in the UCSP or the EIR of how the base FAR authorized for each UCSP Subdistrict, let
alone the authorized increases in FAR through the Urban Amenities, related to the build-out
assumptions. Indeed, as noted above in Section ITI, the UCSP expressly mandates that the Planning
Commission’s determination as to “[t]he amount of bonus awards Chula Vista will make available
should take into account the projected build-out that would occur if all of the bonus provisions
allowable under the program were actually awarded.” (UCSP, VI-48.) Accerdingly, if up to a 50
percent increase in FAR were to be awarded to the proposed project through the provision of three
Urban Amenities, that analysis must be undertaken because the UCSP requires it and the EIR did
not address it. :

These principles apply with even more force in the case of the requested Development
- Exception that would allow an additional 0.45 FAR, on top of the maximum 0.5 FAR bonus sought

-through the Urban Amenities program. As Development Exceptions can theoretically be granted
as to any or all of the development standards applicable in any of the UCSP Subdistrict Areas, the
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EIR obviously could not (and did not) analyze the potential impacts of awards of Development
Exceptions. Where, as here, the Development Exceptions sought by the Application include an
increase in FAR of between 0.45 and 0.95, as well as a blatant violation of the NTCD requirement
that “building design shall be cognizant of adjacent low density uses (e.g., avoid baiconies
overlooking rear yards),” it is evident that the project is not consistent with the development
density or other key provisions of the UCSP.” The EIR for the UCSP could not possibly have
anafyzed the potentsal impacts of an infinite number, variety and extent of Development
Exceptlons to the various applicable development regu]atxons and did not address these potential -
impacts in any manner. Accordingly, the Application is not subject to an exemption from, or
streamiined review under, CEQA under Public Resources Code section 21083.3. At minimum, a
subsequent EIR would be required to comply with CEQA if the City were to approve the
Application.

Sincerely,
7
] x i
i" [} .:’l }/ !\—‘
Cllre . § 1l
EvelynF Heldelbe C’\/w %—»Ei
EXH/me H

ce: Mr. Earl Jentz
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PLANNING COMMISSION RESOLUTION NO. DR15-0015

* RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF CHULA VISTA CONSIDERING THE ADDENDUM
TO URBAN CORE SPECIFIC PLAN FINAL
ENVIRONMENTAL IMPACT REPORT AND MITIGATION
MONITORING AND REPORTING PROGRAM FEIR 06-01
AND APPROVING DESIGN REVIEW (URBAN CORE
DEVELOPMENT) PERMIT DR15-0015 TO REDEVELOP THE
SITE AT 795 THIRD AVENUE WITH 71 RESIDENTIAL
CONDOMINIUM  UNITS AND  ASSOCIATED  SITE
IMPROVEMENTS, SUBJECT TO THE CONDITIONS
CONTAINED HEREIN

L. RECITALS

WHEREAS, the parcel of land which is the subject matter of this Resolution is depicted
in Exhibit “A,” attached hereto and incorporated herein by this reference, and for the purpose
of general description consists of 1.05 acres located at 795 Third Avenue and 285 K Street,
as identified in County Assessor Records as Assessor’s Parcel Numbers 573-371-23 and 573-
371-12 (Project Site); and

WHEREAS, on June 18, 2015 duly verified applications requesting approval of Design
Review Application DR15-0015, Tentative Subdivision Map Application PCS15-0006
(Chula Vista Tract No. 15-06) and Preliminary Environmental Review PER-12-003, were
filed with the City of Chula Vista Development Services Department by Niki Propertles
LLC (*“Applicant” and “Owner™); and

~ WHEREAS, said Applicant requests approval of Design Review (Urban Core
Development) Permit DR15-0015 to redevelop the Project Site with a mixed use, multi-
family residential/cominercial project known as Vista del Mar, which-includes 71 residential
units, 616 square-feet of commercial space, 142-parking space garage, active and passive
open spaces, and the associated access and circulation elements (the “Project™); and

WIHEREAS, a hearing time and place was set by the Planning Commission for
consideration of the Project and notice of said hearing, together with its purpose, was given
by its publication in a newspaper of general circulation in the City, and its mailing to property
owners and residents within 500 feet of the exterior boundaries of the subject property, at
least ten (10) days prior to the hearing; and

WHEREAS, the duly called and noticed public hearing on the Project was held before the
Planning Commission of the City of Chula Vista on June 22, 2016 in the Council Chambers,
276 Fourth Avenue, at 6:00 p.m. to hear public testimony and staffs’ presentation; and

WHEREAS, the Planning Commission on said date reviewed and considered the
Addendum to Urban Core Specific Plan Final Environmental Impact Report and Mitigation
Monitoring and Reporting Program FEIR 06-01 and the application for Design Review
(Urban Core Development) Permit DR15-0015,
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NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the City of
Chula Vista that it does hereby find and determine as follows:

ENVIRONMENTAL REVIEW

That the Chula Vista Planning Commission, in the exercise of its independent judgment,
as set forth in the record of its proceedings, considered the Preliminary Environmental
Review of the Project conducted by the Director of Development Services for compliance
with the California Environmental Quality Act (CEQA), and has determined that the Project

" was covered by the Urban Core Specific Plan (UCSP) Final Environmental Impact Report

T

and Mitigation Monitoring and Reporting Program FEIR-06-01, adopted by the Chula Vista
City Council in May 2007. The Development Services Director has determined that only
minor technical changes or additions to FEIR-06-01 are necessary and that none of the
conditions described in Section 15162 of the State CEQA Guidelines calling for the
preparation of subsequent documents have occurred; therefore, the Development Services
Director has prepared an Addendum to UCSP FEIR-06-01.

That the Chula Vista Planning Commission, in the exercise of their independent review
and judgment as set forth in the record of its proceedings, considered the Addendum to UCSP
FEIR-06-01 and Mitigation Monitoring and Reporting Program, in the form presented, which
has been prepared in accordance with requirements of the CEQA and the Environmental
Review Procedures of the City of Chula Vista and does hereby adopt the Addendum to UCSP
FEIR-06-01.

CONFORMANCE WITH CITY’S URBAN CORE SPECIFIC PLAN

That the Chula Vista Planning Commission, in the exercise of its independent judgment,
as set forth in the record of its proceedings does hereby find that the Design Review (Urban
Core Development) Permit DR15-0015 for the Project is in conformance with the City of
Chula Vista General Plan and Urban Core Specific Plan as follows.

The proposed Project is consistent with the vision, objectives and policies of the General
Plan and the objectives, policies and regulations of the UCSP. The General Plan and the
UCSP envision the C1 Third Avenue South District as an area with a balanced mix of

 commercial and residential uses that contribute to create a vibrant and attractive area. The

Project would redevelop the subject Site, which currently has buildings that were built in the
1950°s and are in need of replacement, with a residential and commercial Project that would
provide 71 new residential units (market rate and affordable) on Third Avenue, as well as
616 square-feet of retail space, and would bring people, improvements and investment to the
District. The Project would provide multi-family housing in this area of Chula Vista and
would bring families and social and economic activity to the area. Those families would
take advantage of and support the commercial base along Third Avenue, which provides a
variety of goods and services in close proximity. The additional residents would contribute
to create an active and vibrant atmosphere along Third Avenue as envisioned by the General
Plan and the UCSP. The proposed public plaza at the corner of Third Avenue and K Street,
which includes art and furniture, will provide an amenity that will activate the strest and
create opportunities for civic engagement and interaction. The wider and furnished
sidewalks along Third Avenue and K Street will also contribute to activate the street and
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v,

create a pedestrian-safe and friendly environment. The proposed Project is also consistent
with the UCSP development regulations related to building height, building setbacks and step
backs, parking, open space and landscaping. As shown in the staff report, the Project meets
all of the regulations of the specific plan, except for FAR (see below), and, in cases such as

parking, usable open space and landscaping, the Project exceeds the minimum required
standards.

DEVELOPMENT EXCEPTIONS

The UCSP provides for and authorizes the Planning Commission to grant exceptions to
the land use and development regulations, in order to encourage and achieve innovative
design. The Project is requesting one exception to the FAR limit in the amount of 0.5 or
22,869 square-feet. Exceptions may be granted by the Planning Commission in cases where
all of the following findings are made:

1. The proposed development will not adversely affect the goals and objectives of the
Specific Plan and General Plan. ‘

2. The proposed development will comply with all other regulations of the Specific Plan,

3. The proposed development will incorporate one or more of the Urban Amenities
Incentives in section F - Urban Amenities Requirements and Incentives, of this
chapter.

4. The exception or exceptions are appropriate for this location and will result in a
better design or greater public benefit than could be achieved through strict
conformance with the Specific Plan development regulations.

FAR Excéption Findings

BE IT FURTHER RESOLVED, that the Planning Commissionr'hereby approves an
exception to the FAR limit of 1.0 in the amount of 0.5 or 22,869 square-feet based upon the
following Findings and substantiating facts thereto:

1. The pm;;osed development will not adversely affect the goals and objectives of the
Specific Plan and General Plan. '

The goals and objectives of the General Plan and Specific Plan are not adversely affected,
by the proposed 0.5 increase in FAR. On the contrary, the Project as proposed implements
the General Plan and Specific Plan by providing a mixed use residential/commercial use at
the Corner of Third Avenue and K Street. The intent of the General and Specific Plans is to
facilitate and encourage development and improvements that will help realize the
community’s vision for the Urban Core area. The Urban Core and the C1 District are
envisioned to be vibrant, forward-thinking but respectful of its past and alive with thriving
businesses, attractive housing and entertainment, cultural and recreational activities. The
Urban Core Vision aims to create a uniquely identifiable Urban Core for Chula Vista that is
an economically vibrant, pedestrian-oriented and multi-purpose destination. The proposed
Project meets the goals and objectives because it brings improvements and community
benefits to an area of Third Avenue which is currently under-performing and not living up to
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the stated vision of the Specific Plan. This project has the potential to spur additional
development along the Third Avenue corridor with additional community and economic
benefits. The proposed Project provides wide sidewalks and a public plaza that will create a
pedestrian-friendly environment and foster civic engagement in a multi-purpose
environment. The building mass and form allows the Project to have the number of
residential units and the associated parking, landscaping, recreational spaces and other
features that provide a multi-purpose environment and activities to meet the goals and
objectives of the General and Specific Plans.

2. The proposed development will comply with all other regulations of the Specific Plan.

As indicated in the Development Standards table above, the Project complies with all
other development standards and regulations of the Specific Plan. The building has a height
that varies from 34 feet along K Street and a height of 57 feet along Third Avenue (the
building parapets and. elevator shaft achieve a height of 60 feet, which is the maximum
permitted by the UCSP). The Project provides all the required parking on-site and enclosed
within the building structures in the underground and first floor levels, and provides 14
additional parking spaces for guests of the residents. Open space and Landscaped areas are
also provided in excess of the minimum required.

The building form respects the properties in the adjacent R-1 Zone to the north and east
of the Project Site along Church Avenue by locating the second floor terrace and balconies as
far away as possible from the property lines, and provides heavy screening by landscaping
the perimeter of the structure. The 3 to 5-story building structure was designed to place most
‘of the bulk and mass along Third Avenue and K Street, and as far as possible from the
property lines of the single-family homes. As required in the NTCD regulations the building
also steps back from the adjacent residential properties along Church Avenue, resulting in a’
reduced building mass and height near the residential properties, as well as, distancing the
Project as much as.possible from the residential properties.

The UCSP’s Special Provisions for the NTCD indicate that “Building design shall be
cognizant of adjacent low density uses and avoid balconies overlooking rear yards.” The
intent of this provision is not to do away with balconies but rather to address their potential
effects on privacy. The building design is cognizant of and sensitive to the adjacent
residential uses by distancing the structures from the adjacent property lines by as much as-
49 to 59 feet. Also, dense and tall fandscape materials have been provided along the east and
north perimeter to screen the homes from direct view of the balconies. While the NTCD
provisions indicate that balconies should be avoided, balconies are still an important design
and functional elements of the UCSP and the Project. In fact, the UCSP provisiods for multi-
family projects encourage the use of balconies and other features to achieve quality building
design. One of those provisions is the following: “Three dimensional design features, such
as balconies and bays should be incorporated into the building design. Balconies serve to
provide building facade articulation and interest, and they serve to provide usable
open/recreational space. Building fagade articulation and interest are important elements for
a project such as this one, which is part of an urban setting where the building architecture
intends to improve the face of Third Avenue and become a new architectural landmark.
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Balconies are also important as a source of recreational space in an urban setting because
they provide recreational space on site. While balconies remain as part of the building
elevations, the design issues (particularly privacy) associated with them have been avoided
through the described Project features.

3. The proposed development will incorporate one or more of the Urban Amenities
Incentives in Section F - Urban Amenities Reqmrements and Incentives, of this
chapter.

The Project incorporates the three amenities listed above, which are: all required parking
(on-site and enclosed); public outdoor space in the form of plaza with art feature and
furniture; and LEED Gold Certification. Additionally, the Project includes other amenities
and community benefits as follows:

As indicated previously, the Project will provide fourteen parking spaces that exceed the
parking regulations and provide guest parking spaces within the parking garage. The
proposed Project will provide a community landmark at the Project Site in the form of a
public art mural on the north facing wall of the building. The mural will not only serve as a
piece of art that will complement the building’s architecture, it will also serve as a landmark
that may be used to identify this new building in this area of Third Avenue, since no other art
pieces like this exist now. Per the community input received at the Second Neighborhood
Meeting, the mural could reflect the history of Chula Vista or important historical events in
the City’s past and looking towards the future,

The enhanced street imprevements for the Project include 'a widened sidewalk along .
Third and K Street, new paving, street trees in grates, and street furniture such as benches,
trash cans and planters. Additionally, this residential development will provide more options
for clean, safe, energy efficient and modem housing for the Chula Vista workforce. These 71
dwelling units will put more people on Third Avenue to support the small businesses located
there and to create a more pedestrian-friendly street atmosphere.

4. The exception or exceptions are appropriate for this location and will result in
better design or greater public benefit than could be achieved thr ough strict
conformance with the Specific Plan development regulations.

The additional FAR of 0.5 is appropriate for this location because it would allow the
Project to comply with the goals and objectives of the General Plan and Specific Plan related
to bringing a mixed use project with sufficient residential units and community amenities to
provide housing, activate the street and support the existing commercial base. The Cl
District is characterized by having mostly retail and office uses. While there are about five
properties in the District with residential uses, these properties only represent about 4% of
the total District area. General Plan policy calls for some additional residential development
within the C1 District to support the existing and future commercial development. It has

-been estimated by staff that the appropriate residential acreage that could potentially be
developed within the District based on the General Plan policy is approximately 40% of total
area. That percentage would be translated into approximately 21 acres of residential
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development. The proposed Project FAR of 2.091,345 sq. ft.) represents approximately 9.5%
of the total potential residential capacity within the C1 District.

The Project’s FAR of 2.0 is appropriate for an urban mixed use development and is in
line with development trends elsewhere in the Urban Core area. The maximum building
height is S stories along the Third Avenue elevation (60” high as allowed by the C-1 zone)
and 3 stories along the K Street elevation. This building configuration places the most mass
and bulk along the Third Avenue and K Street’s elevations, away from the existing low
density residential. The Applicant has revised the Project and has taken measures to reduce
the building mass and addressed community concems without reducing the viability of the
project:  Furthermore, the form-based nature of the UCSP ensures that the proposed
development emphasize the importance of site design and building form (which last many
years) over numerical parameters such as FAR (which are likely to change over time through
periodic reviews and amendments to the UCSP as required by law, and based on changes to
the physical conditions of the Urban Core and changes in economic activity). The proposed
development creates a people activated, urban corner that contributes to the city’s goal of
“Complete Streets” and enhances the public realm through improved streetscape design and
ndividual building character.

GENERAL CONDITIONS OF APPROVAL |

A. Project Site is improved with Project

VL

The Applicant, or his/her successors in interest, shall improve the Project Site with the
Project as described in the Design Review Permit DR135-0015 consisting of the approved Site
Plans, Floor Plans, Building Elevations, Roof Plans, and Concept Landscape Plans.

SPECIAL CONDITIONS OF APPROVAL

The conditions herein imposed on the Design Review (Urban Core Development) Permit
approval are approximately proportional both to the nature and extent of impact created by
the proposed Project. Unless otherwise specified, ali conditions and code requirements listed
below shall be fully completed by the Applicant, Owner or Successor-in-Interest to the
Director of Development Services, or designee’s satisfaction prior to approval of the first
Building Permit, unless otherwise specified:

GENERAIL/DEVELOPMENT SERVICES

1. The Applicant shall obtain approval of Tentative Subdivision Map CV T-15-06 (PCS15-
0006) and a Final Subdivision Map for the Project prior to approval of Building Permits
in reliance on this Design Review Permit approval.

2. The Applicant shall implement, to the satisfaction of the Director of Development

Services and the City Engineer, the mitigation measures identified in the Addendum to

" Urban Core Specific Plan Final Environmental Impact Report and Mitigation Monitoring

and Reporting Program FEIR 06-01 for the Project within the timeframe specified in said
MMRZP.
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3.

10

1.

The Applicant shall pay in full any unpaid balance for the Project, including Deposit
Account No. DQ3021.

Prior fo issuance of the first Building Permit for the Project, the Applicant shall comply
with applicable provisions of Chula Vista Municipal Code (CVMC) Chapter 8.24 - Solid
Waste and Litter, and Chapter 8.25 - Recycling, related to mixed-use/multi-family
residential development projects, to the satisfaction of the Department of Public Works,
Environmental Services Division. These requirements inciude, but are not limited to the
following:

a. The Applicant shall contract with the City’s franchise hauler throughout the
construction and occupancy phase of the Project.

b. The Applicant shall comply with applicable provisions of the City’s Construction
and Demolition Recycling Ordinance, including submittal of a Waste
Management Report per CVMC 8.25.095.B, to the Environmental Services
Division.

The Applicant shall submit and obtain approval of detailed Landscape Improvement
Plans in accordance with the City Landscape Manual, and the Water Conservation
Ordinance, prior to the issuance of applicable permits or other discretionary approval.
Landscape Plans shall be prepared by a registered Landscape Architect and shall be
consistent with the approved Concept Landscape Plan. '

Project plans shall incorporate street furniture along the Third Avenue and K Street
frontage such as ornamental benches, omamental tree grates, and ornamental light
fixtures consistent with. the UCSP. :

The public plaza shall include approximateiy 1,700 squared-feet in area and shall
incorporate decorative street furniture, including chairs and benches, and an art feature,
including a water fountain or a sculptural art piece.

The 10-foot sidewalk along the Third Avenue frontage shall be reconstructed of
decorative paving materials.

All private driveways and pedestrian walkways located along the Third Avenue and K
Street project frontages shall be constructed of decorative pa‘.rmtT m‘.te“als

The Project Applicant proposes to provide a mural on the buﬂding’s north elevation. A
preliminary proposal includes a mural that describes the history and culture of Chula
Vista. The Applicant shall submit the mural proposal to the Development Services
Director for review and approval prior to the installation on the wall.

The Project has been designed to incorporate architectural and construction features that

would qualify the Project to apply for and achieve Leadership in Energy and
Environmental Design (LEED) Gold Certification. The Project approval is based on the
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12,

14.

i5.

16.

2016

incorporation and construction of all the LEED features as outlined in Attachment 10 of
the staff report. The Project was designed to include a 30% increase in the building Floor
Area Ratio contingent on the (a) incorporation and construction of all LEED features and
(b) receipt of the LEED Gold Certification from the US Green Building Council. If the
Project plans are found at the time of building permit to not meet the criteria for LEED
Giold Certification, the Project plans shall be revised to include all the features outlined in
Attachment 10 and fully meet all of the LEED Gold Certification criteria. If this dees not
occur, then Project approval is suspended and new or revised plans shall be presented to -
the Planning Commission for approval prior to the issuance of any Building Permits.

The Building Permit plans shall show that the Project has been designed to comply with
applicable requirements of CVMC 15.56.020 “Condominium Projects, Condominium
Conversions and Occupancy thereof.”

. Applicant shall design and install a “Keep Clear” striping detail at the combined

Project/Bank of America driveway to ensure that vebicles stopped at Third Avenue and
queuing westbound on K Street do not block the Project driveway. Said striping detail
will be designed to the satlsfaotlon of the City’s Traffic Engineer.

Applicant shall prepare and submit a lighting pian for City approval that demonstrates
compliance with Chapter 17.28 (Unnecessary Lights) of the Chula Municipal Code, and
compliance with the UCSP. ‘

A lighting plan shall be provided with the Building Permit submittal showing that
lighting of all enclosed parking, pedestrian walkways, recreational areas, building entries
and other public areas have been provided.

The Apphcant shall reserve a minimum of one parking space for the commercial use and
a minimum of seven parking spaces in the garage for use of its residents’ guests. These
spaces shall be marked by appropriate signage. A note to this effect shall be shown on
the Site Plan to be submitted to the City as part of the building permit application.

HOUSING DIVISION

7.

The City of Chula Vista General Plan Housing Element established Policy 5.1.1 (the -

“Balanced Community Policy™), which requires the occupancy and affordability of ten
percent (10%) of each housing development of 50 or more units for low and moderate-
income households, with at least one half of those units (5% of project total units} being
designated for low-income households (the “Affordable Housing Obligation”).  In
satisfaction of the Balanced Community Policy, the Project Applicant shall execute an
Affordable Housing Agreement prior to the issuance of the first building permit. Said
Affordable Housing Agreement shall be recorded in the Office of the San Diego County
Recorder over the entirety of the Project Site. The Affordable Housing Agreement shall
provide that 10% of the fotal number of qualified low income (5%) and moderate housing
units (5%) shall be constructed on site or pay<the In lieu fee of $124,220 per unit. The
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trigger point to pay the in lieu fee is determined by the City Manager and City Attorney
or their designees.

BUILDING DIVISION

18. The Applicant shall submit and obtain approval of Building Permit(s) to the satisfaction

of the City Building Official. The Building Permits shall comply with updated codes and
requirements, including but not limited to the following:

2013 Edition of the California Building Code as amended by CVMC 15.08;

2013 Edition of the California Residential Code CYMC 15.09;

2013 Edition of California Mechanical Code CVMC 15.16;

2013 Edition of the California Plumbing Code as amended by CVMC 15.28;

2013 Edition of the California Electrical Code as amended by CVMC 15.24;

2013 Edition of the California Fire Code as amended CVMC 15.36;

2013 Edition of the California Green Building Standards Code as amended CVMC 15.12;
2010 Edition of the California Energy Code as amended CVMC 15.26;

2000 Edition of the Urban-Wildland Interface Code as amended CVMC 15.38;

1997 Edition of the Uniform Housing Code as amended CVMC 15.20; and

1997 Edition of the Uniform Code for the Abatement of Dangerous Buildings as
amended CVMC 15.18.

LAND DEVELOPMENT DIVISION:

19. The following fees are payable prior to issuance of Building Permzts based on the Final

Building Plans submitted:

Sewer Connection and Capacity Fees

Traffic Signal Fees

Public Facilities Development Impact Fees (PFDIF)
Western Transportation Development Impact Fees (WTDIF)
Other Engineering Fees as applicable

o po o

20. Applicant shall pay Park Acquisition and Development (PAD) Fees per dwelling unit as

21

required prior to the issuance of the first Building Permit in accordance with CVMC .
17.10. 100. The current PAD Fee for West Chula Vista Projects is $7,607 for each Multi-
Family Residential dwelling. The PAD Fee is adjusted on an annual basis on October 1
based on the Engineer Construction Cost Index. The payment of the PAD Fee amount in
place at the time of the recording of the Final Map is required. The PAD Fee for the
project at this time is $540,097 (71 @ $7,607/unit).

All proposed sidewalks, walkways, pedestrian ramps, and disabled parking shall be
designed to meet the City of Chula Vista Design Standards ADA Standards, and Title 24
standards, as applicable.
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29, Prior to Final Map approval, the Applicant shall obtain approval of street addresses to the
satisfaction of the Director of Development Services.

23. Applicant shall obtain approval of a sign pérmit prior to consfruction of any proposed
signage.

WASTEWATER ENGINEERING SECTION

24. Applicant shall submit a revised Sewer Study to reflect the methodology, standards and 7
generation factors listed in the City of Chula Vista Wastewater Coliection System Master
Plan, dated May 2014, prepared by Infrastructure Engineering Corporation.

25. The Peak to Average sewer flow shall be calculated hased on City of Chula Vista CVD-
SWOot.

FIRE DEPARTMENT:

26. For 67,873 square feet of Type TA construction and or 102,763 square feet of Type VA
construction, this project will require a fire flow of 6906 gallons per minute for a 4-hour
duration at 20 p.s.i. The respective water authority will be reguested to perform a
hydraulic flow analysis of their system to determine if the fire flow is available. No
reductions in fire flow will be granted for buildings protected throughout by an approved
automatic fire sprinkler system.

27. Based upon the required fire flow for Type VA and TA construction type, a minimum of 7
fire hydrant(s) are required to serve this project. Existing public hydrants may be used to
falfili this requirement, however at least one new public hydrant will need to be added
along the ecast side of Third Avenue at the northwest end of the building due to distance
to the next exiting hydrant along Third Avenue. '

28. Fire Hydrants shall be located and spaced in accordance with California Fire Code,
Appendix C. For a fire flow requirement of 6,906 gpm, fire hydrants shall be spaced at an
average of 250 feet.

29. Knox boxes shall be installed at all stairwell entrances, the lobby entrance, the resident

 Jounge entrance, the fire control room and for the commercial space entrance in
accordance with Chula Vista Fire Department (CVFD) details. Any automatic gates that
restrict vehicular access into the parking garage shall be provided with a Knox Key
Switch.

30, The fire sprinkler riser and fire alarm panel shall be located in a fire control room that is
accessible directly from the exterior of the building. The Fire Control Room shall be
dimensioned in accordance with CVFD standard detail and located along the Third
Avenue or K Street exterior walls. The Fire Control Room cannot be used for anything
besides the fire riser(s) and fire alarm controf panel.
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31. A Post Indicating Valve that controls the supply of the fire sprinkler system will not be
required for this project due to the zero lot lines along Third and K; however, a control
valve shall be instalied on the fire sprinkler riser.

32. The Fire Department Connection (FDC) is allowed to be located on the face of the
building due to zero lot lines. The FDC shall be within 50’ of a fire hydrant. Consider this

when locating the fire control room as the FDC is typically located close to the system
riser. :

33. At least one elevator car shall be dimensioned to accommodate a gurney in accordance
with CBC 3002.4(a).

VIL GOVERNMENT CODE SECTION 66020 NOTICE

Pursuant to Government Code Section 66020(d) (1), NOTICE IS HEREBY GIVEN that the
90 day period to protest the imposition of any impact fee, dedication, reservation, or other
exaction described in this resolution begins on the effective date of this resolution and any
such protest must be in a manner that complies with Section 66020(a) and failure to follow
timely this procedure will bar any subsequent legal action to attack, set aside, void or annual
imposition. The right to protest the fees, dedications, reservations, or other exactions does
not apply to planning, zoning, grading, or other similar application processing fees or service
fees in connection with the project; and it does not apply to any fees, dedication, reservations,
or other exactions which have been given notice similar to this, nor does it revive challenges
to any fees for which the Statute of Limitations has previously expired. :

VIIL. EXECUTION AND RECORDATION OF RESOLUTION OF APPROVAL

The Property owner and the Applicant shall execute this document by signing the lines
provided below, said execution indicating that the property owner and Applicant have each
read, understood, and agreed to the conditions contained herein. Upon execution, this
document shall be recorded with the County Recorder of the County of San Diego, at the sole
expense of the property owner and the Applicant, and a signed, stamped copy of this
recorded document shall be returned within ten days of recordation to the City Clerk. Failure
to record this document shall indicate the property owner and Applicant’s desire that the.
Project, and the corresponding application for building permits and/or a business license, be
held in abeyance without approval. Said document will also be on file in the City Clerk’s
Office and known as Document No. -

v el R e

Signature of Applicant Date

Printed Name of Applicant
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IX.

Signature of Property Owner Date

Printed Name of Applicant

CONSEQUENCE OF FAILURE OF CONDITIONS

If any of the foregoing conditions fail to occur, or if they are, by their terms, to be
implemented and maintained over time, if any of such conditions fail to be so implemented
and maintained according to their terms, the City shall have the right to revoke or medify all
approvals herein granted, deny, or further condition issuance of all future building permits,
deny, revoke, or further condition all certificates of occupancy issued under the authority of
approvals herein granted, institute and prosecute litigation to compel their compliance with
said conditions or seek damages for their violation. The Applicant shall be notified ten (10}
days in advance prior to any of the above actions being taken by the City and shall be given
the opportunity to remedy any deficiencies identified by the City within a reasonable and
diligent time frame.

INVALIDITY; AUTOMATIC REVOCATION

It is the intention of the Planning Commission that its adoption of this Resolution is
dependent upon the enforceability of each and every term, provision and condition herein
stated; and that in the event that any one or more terms, provision, or conditions are
determined by a Court of competent jurisdiction to be invalid, illegal or unenforceable, this
resolution shall be deemed to be automatically revoked and of no further force and effect ab
initio. ' ' :

BE IT FURTHER RESOLVED, that the City of Chula Vista Planning Commission does
hereby approve the subject Design Review (Urban Core Development) Permit DRC15-0015
for 71 residential units, 616 square-feet of commercial unit, 142-parking space garage, active

and passive open spaces, and the associated access and circulation elements 795 Third
Avenue subject to the conditions of approval contained herein.
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Presented by: Approved as to form by:
Kelly Broughton Glen R. Googins
Director of Development Services City Attorney

PASSED AND APPROVED BY THE PLANNiNG COMMISSION OF THE CITY OF
CHULA VISTA, CALIFORNIA, this 22nd day of June 2016, by the following vote, to-wit:

AYES:
NOES:
ABSENT:
ABSTAIN:

Yolanda Calvo, Chair
ATTEST:

Patricia Laughlin, Board Secretary
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PLANNING COMMISSION RESOLUTION NO. PCS-15-0006

RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF CHULA VISTA CONSIDERING THE ADDENDUM
TO URBAN CORE SPECIFIC PLAN FINAL
ENVIRONMENTAL IMPACT REPORT AND MITIGATION
MONITORING AND REPORTING PROGRAM FEIR 06-01
AND APPROVING TENTATIVE SUBDIVISION MAP PCS15-
0006 TO COMBINE TWO PARCELS INTO ONE
CONDOMINIUM LOT FOR 71 RESIDENTIAL UNITS AND
ONE COMMERCIAL UNIT FOR INDIVIDUAL OWNERSHIP
AT 795 THIRD AVENUE, SUBJECT TO THE CONDITIONS
CONTAINED HEREIN

RECITALS

WHEREAS, the parcel of land which is the subject matter of this Resolution is depicted
in Exhibit “A,” attached hereto and incorporated herein by this reference, and for the purpose’
of general description consists of 1.05 acres located at 795 Third Avenue, as identified in
County Assessor Records as Assessor’s Parcel Numbers (APN) 573-371-12-00 and 573-371-
23-00 (Project Site); and :

WHEREAS, on June 18, 2015 duly verified applications for the Vista Del Mar Project
requesting approval of' a Tentative Subdivision Map (PCS15-0006, Chula Vista Tract No.
15-06), Design Review (DR15-0015), and Preliminary Environmental Review (PER15-
0004), wese filed with the City of Chula Vista Development Services Department by Niki
Properties, LLC (“Applicant” and “Owner’™); and

WHEREAS, said Applicant requests approval of a Tentative Map to subdivide 1.05
acrés into a one-lot Condominium Subdivision, including 71 multi-family residential units, 1
616 square-foot commercial unit, 142 parking spaces and 17,646 square-feet of public,
common and private usable open space, (the “Project”); and

WHEREAS, a hearing time and place ‘was set by the Planning Commission for
consideration of the Project and notice of said hearing, together with its purpose, was given
by its publication in a newspaper of general circulation in the City, and its mailing to property
owners and residents within 500 feet of the exterior boundaries of the property, at least ten .
(10) days prior to the hearing; and

WHEREAS, the duly called and noticed public hearing on the Project was held before the
Planning Commission on June 22, 2016 in the Council Chambers, 276 Fourth Avenue, at
6:00 p.m. to hear public testimony and staffs’ presentation; and considered the applications
for the Preliminary Environmental Review (PER15-0004) and Tentative Map (PCS15-0006).

NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the City of
Chula Vista that it does hereby find and_ determine as follows:
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IL.

IiT.

ENVIRONMENTAL REVIEW

That the Chula Vista Planning Commission, in the exercise of its independent judgment,
as set forth in the record of its proceedings, considered the Preliminary Environmental
Review of the Project conducted by the Director of Development Services for compliance
‘with the California Environmental Quality Act (CEQA), and has determined that the Project
was covered by the Urban Core Specific Plan (UCSP) Final Environmental Impact Report
and Mitigation Monitoring and Reporting Program FEIR-06- 01, adopted by the Chula Vista
City Council in May 2007. The Development Services Dlrector has determined that only
minor technical changes or additions to FEIR-06-01 are necessary and that none of the
conditions described in Section 15162 of the State CEQA Guidelines calling for the
preparation of subsequent documents have occurred; therefore, the Development Services
Director has prepared an Addendum to UCSP FEIR-06-01.

That the Chula Vista Planning Commission, in the exercise of their independent review.
and judgment as set forth in the record of its proceedings, considered the Addendum to UCSP
FEIR-06-01 and Mitigation Monitoring and Reporting Program, in the form presented, which
has been prepared in accordance with requirements of the CEQA and the Environmental
Review Procedures of the City of Chula Vista and does hereby adopt the Addendum to UCSP
FEIR-06-01.

DEVELOPMENT EXCEPTIONS

The UCSP provides for and authorizes the Planning Commission to grant exceptions to
the land use and development regulations, in order to encourage and achieve innovative
design. The Project is requesting one exception to the FAR limit in the amount of 0.5 or
approximately 22,738 square-feet. Exceptions may be granted by the Planning Commission
in cases where all of the following findings are made:

1. The proposed development will not adversely affect the goals and objectives of the
Specific Plan and General Plan.

2. The proposed development will comply with all other regulations of the Specific Plan.

3. The proposed developmeni will incorporate one or more of the Urban Amenities
Incentives in section F - Urban Amenities Requirements and Incentives, of this -
chapter. _ A

4. The exception or exceptions are appropriate for this location and will result in a
better design or greater public benmefit than could be achieved through strict
conformance with the Specific Plan development regulations.

FAR Exception Findings

BE IT FURTHER RESOLVED, that the Planning Commission hereby approves an
exception to the FAR limit of 1.0 in the amount of 0.5 or 22,738 square-feet based upon the
following Findings and substantiating facts thereto:
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1. The proposed development will not adversely affect the goals and objectives of the
Specific Plan and General Plan. '

The goals and objectives of the General Plan and Specific Plan are not adversely affected
by the proposed 0.5 increase in FAR. On the contrary, the Project as proposed implements
the General Plan and Specific Plan by providing a mixed use residential/commercial use at
the Corner of Third Avenue and K Street. The intent of the General and Specific Plans is to
facilitate and encourage development and improvements that will help realize the
community’s vision for the Urban Core area. The Urban Core and the Cl District are
envisioned to be vibrant, forward-thinking but respectful of its past and alive with thriving
businesses, aftractive housing and entertainment, cultural and recreational activities. The
Urban Core Vision aims to create a uniquely identifiable Urban Core for Chula Vista that is
an economically vibrant, pedestrian-oriented and multi-purpose destination. The proposed
Project meets the goals and objectives because it brings improvements and community
benefits to an area of Third Avenue which is currently under-performing and not living up to
the stated vision of the Specific Plan. This project has the potential to spur additional
development along the Third Avenue corridor with additional community and economic
benefits. The proposed Project provides wide sidewalks and a public plaza that will create a
pedestrian-friendly environment and foster civic engagement in a multi-purpose
environment. The building mass and form allows the Project to have the number of
residential units and the assoeiated parking, landscaping, recreational spaces and other
features that provide a multi-purpose environment and activities to meet the goals and
objectives of the General and Specific Plans.

2. The proposed development will comply with alf other regulations of the Specific Plan.

As indicated in the Development Standards tabie in the staff report, the Project complies
with all other deveiopment standards and regulations of the Specific Plan. The building has a
height that varies from 34 feet along K Street and a height of 57 feet along Third Avenue (the
building parapets and elevator shaft achieve a height of 60 feet, which is the maximum
permitted by the UCSP). The building setbacks are within those required by the UCSP. The
Project provides all the required parking on-site and enclosed within the building structures

- in the underground and first floor levels, and provides 14 additional parking spaces for guests
of the residents. Open space and Landscaped areas are also provided in excess of the
minimum required,

The building form respects the properties in the adjacent R-1 Zone to the north and east
of the Project Site along Church Avenue by locating the second floor terrace and balconies as
far away as possible from the property lines, and provides heavy screening by landscaping
the perimeter of the structure. The 3 to 5-story building structure was designed to place most
of the bulk and mass along Third Avenue and K Street, and as far as possible from the
property lines of the single-family homes. As required in the NTCD regulations the building
also steps back from the adjacent residential properties along Church Avenue, resulting in a
reduced building mass and height near the residential properties, as well as, distancing the
Project as much as possible from the residential properties.
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The UCSP’s Special Provisions for the NTCD indicate that “Building design shall be
cognizant of adjacent low density uses and avoid balconies overlooking rear yards.” The
intent of this provision is not to do away with balconies but rather to address their potential
effects on privacy. The building design is cognizant of and sensitive to the adjacent
residential uses by distancing the structures from the adjacent property lines by as much as
49 to 59 feet. Also, dense and tall landscape materials have been provided along the east and
north perimeter to screen the homes from direct view of the balconies. While the NTCD
provisions indicate that balconies should be avoided, balconies are still an important design
and functional elements of the UCSP and the Project. In fact, the UCSP provisions for multi-
family projects encourage the use of balconies and other features to achieve quality building

- design. One of those provisions is the following: “Three dimensional design features, such
as balconies and bays should be incorporated into the building design. Balconies serve to
provide building facade articulation and interest, and they serve to provide usable
open/recreational space. Building fagade articulation and interest are important elements for
a project such as this one, which is part of an urban setting where the building architecture
intends to improve the face of Third Avenue and become a new architectural landmark.
Balconies are also important as a source of recreational space in an urban setting because
they provide recreational space on site. While balconies remain as part of the building
clevations, the design issues (particularly privacy) associated with them have been avoided
through the described Project features.

g

3. The proposed develépmenr will incorporate one or more of the Urban Amenities
Incentives in Section F - Urban Amenities Requirements and Incentives, of this
chapter.

The Project incorporates the following three amenities, are fully described in the staff
report: all required parking (on-site and enclosed); public outdoor space in the form of plaza
with art feature and furniture; and LEED Gold Certification. Additionally, the Project
includes other amenities and community benefits as follows:

The Project will provide fourteen parking spaces that exceed the parking regulations and
provide guest parking spaces within the parking garage. The proposed Project will provide a
community landmark at the Project Site in the form of a pubiic art mural on the north facing
wall of the building. The mural will not only serve as a piece of art that will complement the -
building’s architecture, it will also serve as a landmark that may be used to identify this new
building in this area of Third Avenue, since no other art pisces like this exist now. Per the
community input received at the Second Neighborhood Meeting, the mural could reflect the
history of Chula Vista or important historical events in the City’s past and looking towards
the future.

The enhanced street improvements for the Project include a widened sidewalk along
Third and K Street, new paving, street trees in grates, and street furniture such as benches,
trash cans and planters. Additionally, this residential development will provide more options
for clean, safe, energy efficient and modern housing for the Chula Vista workforce. These 71
dwelling units will put more people on Third Avenue to support the small businesses located
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Iv..

there and to create a more pedestrian-friendly street atmosphere.

4. The exception or exceptions are appropriate for this location and will result in a
better design or greater public benefit than could be achieved through strict
conformance with the Specific Plan development regulations.

The additional FAR of 0.5 is appropriate for this location because it would allow the
Project to comply with the goals and objectives of the General Plan and Specific Plan related .
to bringing a mixed use project with sufficient residential units and community amenities to

- provide housing, activate the street and support the existing commercial base. The C1

District is characterized by having mostly retail and office uses. While there are about five
properties in the District with residential uses, these properties only represent about 4% of
the total District area. General Plan policy calls for some additional residential development
within the CI District to support the existing and future commercial development. It has
been estimated by staff that the appropriate residential acreage that could potentially be
developed within the Disfrict based on the General Plan policy is approximately 40% of total
area. That percentage would be translated into approximately 21 acres. The proposed
Project FAR of 2.0 (91,345 sq. ft.) represents approximately 9.5% of the total potential
residential capacity within the C1 District.

The Project’s FAR of 2.0 is appropriate for an urban mixed use development and is in
line with development trends elsewhere in the Urban Core area. The maximum building
height 1s 5 stories along the Third Avenue elevation (60° high as allowed by the C-1 zone)
and 3 stories along the K Street elevation. This building configuration places the most mass
and bulk along the Third Avenue and K Street’s elevations, away from the existing low
density residential. The Applicant has revised the Project and has taken measures to reduce
the building mass and addressed community concerns without reducing the viability of the
project.  Furthermore; the form-based nature of the UCSP ensures that the proposed
development emphasize the importance of site design and building form (which last many
years) over numerical parameters such as FAR (which are likely to change over time through
periodic reviews and amendments to the UCSP as required by law, and based on changes to
the physical conditions of the Urban Core and changes in economic activity). The proposed
development creates a people activated, urban corner that contributes to the city’s goal of
“Complete Streets” and enhances the public realm through improved streetscape design and-
individual building character. T

WAIVER OF PUBLIC FACILITIES FINANCING PLAN

BE IT FURTHER RESOLVED, that pursuant to Chula Vista Municipal Code (CVMC)
19.09.050, the Planning Commission hereby finds that the requirement for a Public Facilities
Financing Plan is hereby waived because the Project is infill development located in a
developed portion of the City where adequate public facilities exist or will be provided
concurrent with development of the Project Site, therefore there are no public service, facility
or phasing needs that warrant the preparation of a Public Facilities Financing Plan.
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V. TENTATIVE SUBDIVISION MAP FINDINGS

A. BE IT FURTHER RESOLVED, that pursuant to Government Code Section 66473.5, the
Planning Commission hereby finds that the Tentative Subdivision Map, as conditioned
herein for the Project, is in conformance with the elements of the City’s General Plan,
based on the following Findings and substantiating facts thereto:

1. Land Use and Circulation

The General Plan land use designation is the Mid-Third Avenue District, which
permits office, commercial and residential uses, and is also regulated by the Urban
Core Specific Plan (UCSP), which further refines and implements the General Plan.
The Project Site is designated the C1 Corridor Third Avenue South District by the
UJCSP, which permits mixed commercial and multi-family residential uses pursuant
to the UCSP development standards. The Project would provide a mixed use
development of 71 multi—family residential units, and one 616 commercial unit, at a
FAR of 2.0. The UCSP contains provisions that permit an increase above the base
FAR of 1.0, if certain project amenities are provided. The Project has been designed
to comply with the requirements of the JCSP: Also, the Findings required for the
exception to increase the proposed FAR to 2.0 have been made and substantiated
herein.

- The Project has direct frontage on K Street, which is a residential street that provides
access to Third Avenue, which is designated as a 4-lane Class 1 Collector Street in
the General Plan. Third Avenue will be improved by the Applicant, in accordance
with the conditions of approval, to provide sidewalk and landscape improvements in
compliance with City design standards and requirements. Projects proposed for the
western Chula Vista area are also required to pay the Western Transportation
Development Impact Fee prior to Building Permit issuance, to pay their share of costs
associated with future road construction in the area. -

2. Fconomic Development

The Project will provide 71 new, high-quality, energy-efficient multi-family homes

that will enhance the image and appearance of the neighborhood, help revitalize the

commercial businesses in the area, and create jobs related to the construction and the

use of the Project, that will benefit the local economy. The Project will provide new

rental and for-sale multi-family housing in a commercial area that will improve the

housing mix and enhance residential and commercial opportunities in the
neighborhood. The Project Site location near the intersection of Third Avenue and K

Street will provide convenient access for residents to nearby public transportation,

jobs, schools, and commercial services. The development of the site will also increase

the amount of property tax revenue to the City. The Project will be constructed using

green building and landscaping features that comply with the Cal Green Building

Standards. Thus, approval of the Project will help achieve the General Plan objectives

that seek to promote a variety of job and housing opportunities to improve the City’s

jobs/housing balance, provide a diverse economic base, and encourage the growth of
small businesses. ' :
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3. Public Facilities and Services

The Project Site is located in the attendance area of the Rice Elementary School,
within the boundaries of the Chula Vista Elementary School District. The Project is
also within the attendance area of Chula Vista Middle School and Chula Vista High
School, within the Sweetwater Union High School District. Both school districts
responded that they would be able to accommodate the additional students generated
by the Project, and that the schools would not be adversely impacted by the approval
of the Project.

The Project Site is within the boundaries of the City of Chula Vista wastewater
services area. The existing sewer facility system includes an existing 4-inch public
sewer main line located along the southwest property line of the Project Site. New 8
inch sewer laterals are proposed to service the Project. No adverse impacts to the
City’s sewer system or City’s sewer threshold standards will occur as a result of the
proposed Project. '

The Project has been conditioned to ensure that all necessary public facilities and
services will be available to serve the Project concurrent with the demand for those
services, The City Engineer and Fire Departments have reviewed the proposed
subdivision for conformance with City policies and have determined that the proposal
meets those standards. The proposed Project would not induce significant population
growth, as it is a mixed commercial/residential infill project and would not adversely
impact existing or proposed park and recreational facilities. The Project has been
conditioned to pay Park Acquisition and Development Fees prior to issuance of
Building Permits. Project construction will be required to comply with the 2014
California Green Building Standards, the Cal Green Building Standards and the 2013
California Energy Code. In addition, the Applicant will: construct the Project to

comply with LEED Gold standards, and therefore energy-efficient multi-family

homes will be developed. ‘

. Housing

The Project will be granted FAR bonuses and exceptions specified herein and
therefore is consistent with the FAR and density prescribed within the UCSP C-1
Corridors District zoning, and will provide additional opportunities for high-quality,
market-rate multi-family residential home ownership in the southwestern portion of |
the City. The Project Site is subject to the Balanced Communities —Affordable
Housing Program of the City’s Housing Element. For all new residential projects
consisting of 50 or more dwelling units, 10% of the units shall be affordable to low
and moderate income households, with 5% for lower income and 5% for moderate
income. Pursuant to this program, the Project will be required to provide a total of 7
low and moderate affordable units, or pay an in-iieu fee.

. Growth Management

The Project is in compliance with "applicable Growth Management Element
requirements because it is an infill project that will be served by existing public
infrastructure. There are no public services, facilities, or phasing needs that warrant
the preparation of a Public Facilities Financing Plan.

—247-



PC Resolution PCS15-0006
June 22, 2016

Page 8

6. Environmental

The Project includes multi-family homes with coramon and private usable open space
that exceeds the minimum common usable open space requirements of the UCSP.
The Project Site is currently developed with commercial structures that will be
demolished in accordance with applicable state and local laws to protect residents and
workers from exposure to hazardous materials. The Project will be conditioned to
minimize potential impacts to adjacent residents from noise and dust from
construction and grading activities, to the maximum extent feasible. The
Development Services Director has prepared an Addendum to the UCSP FEIR-06-01,
in compliance with the CEQA. Potential significant impacts to Landform/Aesthetics
(including visual character and light and glare effects), Air Quality, Hazards and
Hazardous Materials, Noise and Traffic will be mitigated upon completion of the
Mitigation Measures specified in the UCSP FEIR-06-01 Mitigation Moenitoring and
Reporting Program, which are required prior to issuance of the Final Map, Grading
Plan, or Building Permits for the Project. The Planning Comumission finds that the
development of the site is consistent with the goals and policies of the City’s
Conservation Element.

. That pursuant to Government Code Section 66473.1, the configuration, orientation, and

topography of the Project Site allows for the optimum siting of buildings for natural and
passive heating and cooling opportunities, and the development of the Site will be subject
to Building Permit review pursuant to the 2013 California Building Code as amended and
updated, including Cal Green Building Standards, and the 2013 California Energy Code,
to ensure the maximum utilization of natural and passive heating and cooling

~ opportunities.

. That pursuant to Government Code Section 664123, the Planning Commission has

considered the effect of this approval on the housing needs of the region and has balanced
those needs against the public service needs of the residents of the City and the available
fiscal and environmental resouzces.

That the Project Site is physically suited for residential development. The Project
proposes to develop a level property that is developed with commercial structures, and is
located on Third Avenue, a Circulation Element road, at the intersection of K Street. The
Project design makes full utilization of the land, locates the building with convenient
access to Third Avenue, an on-site parking garage, and to on-site common recreational
amenities and open space areas. The Project Site is adjacent to commercial uses on the
north, south and west, and residential development on the east. The proposed Project
design takes advantage of the location and characteristics of the Project Site to provide a
mixed use building at height and scale that transitions from 34 feet, 3 stories adjacent to
lower denslty residential uses on the east, to 60 feet, 5 stories facing Third Avenue to the
west. The Project Site also has convenient access to the MTS bus route on Third Avenue.
As conditioned, the Project conforms to all standards established by the City for a mixed-
use commercial/multi-family residential development.
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TENTATIVE MAP GENERAL CONDITIONS OF APPROVAL

A. Project Site is Improved with Project

The Applicant, or his/her successors in interest, shall improve the Project Site with the
Projoct as described in the Tentative Subdivision Map, Chula Vista Tract No. 12-07, located
at 795 Third Avenue.

VIIL

SPECIAL CONDITIONS OF APPROVAL

A. The conditions imposed on the Tentative Map approval herein are approximately
proportional both to the nature and extent of impact created by the proposed Project. Unless
otherwise specified, all conditions and code requirements listed below shall be fully
completed by the Applicant, Owner or Successor-in-Interest to the Director of Development

- Services, or designee’s, satisfaction prior to approval of the Final Map, unless otherwise
specified: -

GENERAL/ DEVELOPMENT SERVICES

i.

The Project shali comply with the City of Chula Vista Standard Tentative Map
Conditions, described in Section 5 of the City Subdivision Manual, as approved and
amended from time to time, to the satisfaction of the Director of Development Services
and City Engineer.

Applicant shall pay in fisl! any unpaid balance for the Project, including Deposit Account
No. DQ3021. ‘

The Applicant shall implement, to the satisfaction of the Director of Development
Services and the City Engineer, the mitigation measures identified in the Urban Core
Specific Plan (UCSP) Final Environmental Impact Report and Mitigation Monitoring and
Reporting Program FEIR-06-01for the Project, within the timeframe specified in the

The Final Map shall include an exhibit delineating the open space and improvements to

be maintained by the Applicant, Homeowner’s Association or other entity, including the
public plaza, common open space areas, landscaping, and bio-retention areas, to the .
satisfaction of the Director of Development Services and City Engineer. ‘

Prior to issuance of the first Building Permit for the Project, the Applicant shall obtain
approval of Design Review Permit DR15-0015 and construct the Project in compliance
with the approved Design Review plans and conditions of approval.

The City of Chula Vista General Plan Housing Element established Policy 5.1.1 (the
“Balanced Community Policy™), which requires the occupancy and affordability of ten
percent (10%) of each housing development of 50 or more units for low and moderate-
income households, with at least one half of those units (5% of project total units) being
designated for low-income households (the “Affordable Housing Obligation”). In
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satisfaction of the Balanced Community Policy, the Project Applicant shall execute an
Affordable Housing Agreement prior to the issuance of the first Building Permit. Said
Affordable Housing Agreement shall be recorded in the Office of the San Diego County
Recorder over the entirety of the Project Site. The Affordable Housing Agreement shall
provide that 10% of the total number of qualified low income (5%) and moderate housing
units (5%), which equals a total of 7 low and moderate income units, shall be constructed
on site or pay the In lieu fee of $124,220 per unit. The trigger point to pay the in lieu fee
is determined by the City Manager and City Attorney or their designees.

LAND DEVELOMENT DIVISION /GENERAL COMMENTS AND FEES:

7.

8.

The following fees shall be payable prior to issuance of Building Permits, based on the
Final Building Plans submitted:

Sewer Connection and Capacity Fees

Traffic Signal Fees

Public Facilities Development Impact Fees (PFDIF)

Western Transportation Development Impact Fees (WTDIF)

Other Engineering Fees as applicable per the Master Fee Schedule -

o o ot p

Additional deposits or fees in accordance with the Cx‘ry Subdivision Manual, and Master
Fee Schedule shall be required for the submittal of the following items:

a. (Grading Plans
b. Street Improvement Plans
¢. Final Map

Payment of the Park Acquisition and Development (PAD) Fee per dwelling unit shall be
paid prior to the issuance of the first Building Permit in accordance with CVMC 17.10.
100. The current PAD Fee for West Chula Vista Projects is $7,607 for each Multi-Family
Residential dwelling. The PAD Fee is adjusted on an annual basis each October 1 based
on the Engineer Construction Cost Index. The payment of the PAD Fee amount in place
at the time of the recording of the Final Map is required. The PAD Fee for the project at

this time is $540,097 (71 @ $7,607/unit).

ACCESS AND SITE PLAN:

10.

il.

All driveways shall conform to the City of Chula Vista’s ‘sight distance requirements in
" accordance with Section 18.16.220 of the Municipal Code. Also, landscaping, street
furniture, or signs shall not obstruct the visibility of driver at the street intersections or
driveways. '

Driveways shall be designated as private.
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SEWER

12. Clearly show the existing and proposed sanitary sewer lines and how the site will connect
to the City’s public sewage system. No sewer lines will be allowed to be located under
existing or proposed buildings. Indicate whether sewer lines are private or public.

The following conditions shall be satisfied prior to approval of the Grading Plan for the
Project:

1
! GRADING AND DRAINAGE:
|
|

13. Depict and detail existing and proposed drainage to ensure adjacent properties are not
impacted. .

14. Provide two updated copies of the following technical reports with the first submittal of
Grading Plans:
a. Drainage study
b. Water Quality Technical Report (WQTR)
¢. Geotechnical Report

I5. Applicant must obtain a Land Development Permit prior to beginmng— any earthwork
activities at the Project Site and before issuance of Building Permits in accordance with
Municipal Code Title 15.05. Applicant shall submit Grading Plans in conformance with
the City’s Subdivision Manual and the City’s Development Storm Water Manual
requirements, including, but not limited to the foﬂowmg

a. Grading Plans shall be prepared by a registered Civil Engineer and approved by
the City Engineer.

b. Drainage Study and Geotechnical/Soils Investigations are required with the first
submittal of Grading Plans. The Drainage Study shall calculate the Pre-
Development and Post-Development flows and show how downstream properties
and storm drain facilities are impacted. Design shall incorporate detention of
storm water runoff if Post-Development flows exceed Pre-Development flows;
analysis shall include flows from 2 yr, 10 yr, and 50 yr. retum frequency storms.

¢. Drainage Study shall also demonstrate that no propetty damage will.occur during
the 100-year storm event.

d. All onsite drainage facilities shall be private.

e. Any off-site work will require Tetters of Permission from the property owner(s)

STORM WATER MANAGEMENT:

The following conditions shall be satisfied prior to approval of the Grading Plan for the
Project:
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ié.

17.

18.

This Project shall comply with all requirements of the Chula Vista Development Storm
Water Manual (Storm Water Manual) for both construction and post-construction phases
of the Project. Prior to issuance of the first Building Permit, documentation shall be
provided, to the satisfaction -of the City Engineer or designee, to demonstrate such
compliance.

Development of this Project shall comply with all requirements of State Water Resources
Control Board (SWRCB) NPDES General Permit No. CAS000002, Waste Discharge
Requirements for Discharges of Storm Water Runoff Associated with Construction
Activity, and any subsequent re-issuances thereof. In accordance with said permit, a
Storm Water Pollution Prevention Plan (SWPPP) and a Monitoring Program Plan shall be
developed and implemented concurrent with the commencement of grading activities.
The SWPPP shall specify construction structural and non-structural pollution prevention
measures. '

A complete and accurate Notice-of-Tntent (NOI) shall be filed with the San Diego

~ Regional Water Quality Control Board (SRWQCB). A copy of the acknowledgement

19.

20.

21.

22.

23.

from the SRWQCB that a NOI has been received for this Project shall be filed with the
City of Chula Vista when received. Further, a copy of the completed NOI from the
SRWQCB showing the Permit Number for this project shall be filed with the City of
Chula Vista when received. '

Permanent storm water requirements, including site design, source control, and treatment
control Best Management Practices (BMP’s), all as shown in the approved WQTR, shall
be incorporated into the Project design, and shall be shown on the plans. Provide sizing
calculations and specifications for each BMP’s. Any structural and non-structural BMP
requirements that cannot be shown graphically must be either noted or stapled on the
plans.

Pursuant to the NPDES Municipal Permit, Order No. R9-2013-0001, new regulations will
come into effect on May 2015, which may impose additional requirements on
development projects that have not begun construction at that time. '

All on-site storm drain inlets and catch basins shall be provided with permanent.
stenciling and signage according to City of Chula Vista Standards to prohibit illegal
discharge to the storm drain system. |

The Applicant shall enter into a Storm Water Management Facilities Maintenance
Agreement to perpetually maintain private BMP’s located within the project prior to
issuance of any Grading or Building Permits, whichever occurs first.

Project Site design shall include features to meet NPDES Standards. These features shall

maximize infiltration and minimize impervious land coverage while conveying storm
water runoff.
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24.

25.

26.

The trash enclosure area(s) shall be covered with a solid roof or awning to avoid
contamination of runoff. The site shall be graded in such a way as to prevent run-on into,
and run-off from, the trash enclosure area.

The Project Site runoff must be directed to a bioretention BMP. The bioretention BMP
shall be designedin accordance with criteria established in the Countywide Model
SUSMP and the California Stormwater Quality Association (CASQA) Storm Water Best
Management Practices Handbook, BMP # TC-32. Details of the bioretention facility shall
be shown on the plan.

The Municipal Permit requires runoff from all areas of a priority development project to
be treated.

PUBLIC IMPROVEMENTS: T

The following conditions shall be satisfied prior to approval of the Final Map for the Project:

27.

Improvement Plans in conformance with the City’s Subdivision Manual and a
Construction Permit shall be required. The Improvement Plan shall include but not be
limited to:

a. Construct 10 foot sidewalk along Third Avenue, including 8 feet within the right-of-

way and 2 feet not within the right-of-way, and tree grates, as shown on the Tentative
Map.

b. Removal and replacement of any broken or damaged curb, gutter, and sidewalk per
SDRSD G-2, and G-7 along the Project’s frontage to the satisfaction of the City
Engineer. Sidewalk shall be designed and constructed with proper transitions to
existing conditions.

¢. Additional asphalt paving for the replacement of the existing curb, gutter and
stdewalk.

d.. Removal and replacement of existing pedestrian ramp on the corner of Third Avenue -
and K Street per Chula Vista Construction Standard CVCS-25. Current pedestrian
ramp shall be replaced if it does not meet the City of Chula Vista Design
Standards/ADA Standards, or if existing pedestrian ramp is cracked or broken. -

e. Installation of one 24 ft. wide driveway opening meeting design‘standards.as shown
in Chula Vista standard detail CVCS-1A. Dedication of right of way as needed in
order for driveway to comply with American Disability Act (ADA) requirements.

f. Installation of a sewer manhole per SDRSD S-2 is required at the connection of the 8
inch sewer lateral to the main public sewer line.
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g. Installation of all sewer laterals per SDRSD S-13.
h. Provide utilities trenching and restoration per CVCS No. 3 and No. 4.

i. Sewer lateral and storm drain connections to existing public utilities. The Public
Works Operations Section will need to inspect any existing sewer laterals and
connections that are to be used by the new development. Laterals and connections
may need replacement by Applicant as a result of this inspection.

j. Relocation of existing ufilities, as determined by the City Engineer, or designee.

k. Installation of private streetlights and planters within the sidewalk per UCSP
requirements.

28. Separate pemﬁts for other public utilities (gas, electric, water, cable, telephene) shali be
required, as necessary.

29. Any improvements in the right-of-way beyond the Project limits shall be designed and
constructed as to not interfere with adjacent businesses, as approved by the City
Engineer. '

30. The construction and completion of all improvements and release requirements shail be
secured in accordance with CVMC 18.16.220.

SEWER.

. 31. Sewer lateral and storm drain connections to existing public utilities. The Public Works
| Operations Section shall inspect any existing sewer laterals and connections that are to be
used by the new development. Laterals and connections may need replacement as a
result of this inspection.

> 32. For the proposed private sewer facilities, manholes shall be used where 6” mains or
larger are connected to public sewer.

PRIVATE ONSITE IMPROVEMENTS;

The following conditions shall be satisfied prior to approval of the Improvement Plans for the
Project, as determined by the City Engineer:

33. The onsite sewer and storm drain sjfstem shall be private. All sewer laterals and storm
drains shall be privately maintained from each building unit to the City-maintained public
facilities.
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34,

38,

35.

36.

37.

2016

All proposed sidewalks, walkways, pedestrian ramps, and disabled parking shall be
designed to meet the City of Chula Vista Design Standards, ADA. Standards, and Title 24
standards, as applicable.

MAPPING:

The Project will require the filing of a Condominium Final Map in accordance with
Sections 66426 and 66427 of the Subdivision Map Act. The Applicant shall enter into an
agreement prior to approval of the Final Map to secure all Public Improvements required
for the development of the Project.

Prior to Final Map, Grading or Street Improvement Plan approval, the Owner/Applicant
shall upload copies of the Street Improvement Plan, Grading Plan, Final Map and Site
Improvement Plan in digital format such as AutoCAD DWG or DXF (AutoCAD version
2000 or above), ESRI GIS shape file, file, or personal geodatabase (ArcGIS version 9.0
or above). The files should be transmitted directly to the GIS section using the City's
digital submittal file upload website at hitp:.//www.chulavistaca.gov/goto/GIS. The data
upload site only accepts zip formatted files,

CC&R’S

Prior to approval of the Final Map, the Applicant shall submit Covenants, Conditions &
Restrictions (CC&R’s) to the Director of Development Services for approval by the
Director of Development Services, City Attorney and City Engineer, or designee’s. Said
CC&R’s shall include the following: ‘

a) Indemnification of City for private sewer spillage.

b) Listing of maintained private facilities.

c) The City’s right but not the obligation to enforce the CC&R’s.

d) Provision that no private facilitics shall be requested to become public unless

100% of the homeowners and 100% of the first mortgage holders have signed a
written petition therefor.

e) Maintenance of all walls, fences, lighting structures, paths, recreational amenities
and structures, sewage facilities, drainage structures and landscaping. ,

f) Implement education and enforcement program to prevent the discharge of
pollutants from all on-site sources to the storm water conveyance system.

) Identify if any common lots, driveways, or private facilities are proposed, or if

one sewer lateral is serving multiple units.

Said CC&R’s shall be consistent with CVMC 18.44, and shall be recorded concurrently
with the Final Map. ' '
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CHULA VISTA MUNICIPAL CODE REQUIREMENTS (ENGINEERING):

The following conditions shall be satisfied prior to approval of the Improvement Plans for the
Project, as determined by the City Engineer, or designee:

39. Any private facilities (if applicable) within public right-of-way or City easement will
requite an Encroachment Permit prior to issuance of the first Building Permit.

40. All utilities serving the subject property and existing utilities located within or adjacent to
the subject property shall be under grounded in accordance with the Chula Vista
Municipal Code Section. Further, all new utilities serving the subject property shall be
under grounded prior to the issuance of Building Permits.

VI  GOVERNMENT CODE SECTION 66020 NOTICE

Pursuant to Government Code Section 66020(d) (1), NOTICE IS HEREBY GIVEN that the
90 day period to protest the imposition of any impact fee, dedication, reservation, or other
exaction described in this resolution begins on the effective date of this resolution and any
such protest must be in a manner that complies with Section 66020(a) and failure to follow
timely this procedure will bar any subsequent legal action to attack, set aside, void or annual
imposition. The right to protest the fees, dedications, reservations, or other exactions does
not apply to planning, zoning, grading, or other similar application processing fees or service
fees in connection with the project; and it does not apply to any fees, dedication, reservations,
or other exactions which have been given notice similar to this, nor does it revive challenges
to any fees for which the Statute of Limitations has previously expired.

IX. EXECUTION AND RECORDATION OF RESOLUTION OF APPROVAL

The Property owner and the Applicant shall execute this document by signing the lines
provided below, said execution indicating that the property owner and Applicant have each
read, understood, and agreed to the conditions contained herein. Upon execution, this
document shall be recorded with the County Recorder of the County of San Diego, at the sole
expense of the property owner and the Applicant, and a signed, stamped copy of this
recorded document shall be returned within ten days of recordation to the City Clerk. Failure..
to record this document shall indicaté the property owner and Applicant’s desire that the
Project, and the corresponding application for Building Permits and/or 2 business license, be
held in abeyance without approval, Said document will also be on file in the City Clerl’s
Office and known as Document No.

Signature of Applicant Date

Printed Name of Applicant

—-256-



PC Resolution PCS135-0006
June 22, 2016
Page 17

Signature of Property Owner Date

Printed Name of Applicant

X. CONSEQUENCE OF FAILURE OF CONDITIONS

If any of the foregoing conditions fail to occur, or if they are, by their terms, to be
implemented and maintained over time, if any of such conditions fail to be so implemented
and maintained according to their terms, the City shall have the right to revoke or modify all
approvals herein granted, deny, or further condition issuance of all future Building Permits,
deny, revoke, or further condition all certificates of occupancy issued under the authority of
approvals herein granted, institute and prosecute litigation to compel their compliance with
said conditions or seek damages for their violation. The Applicant shall be notified ten (10)
days in advance prior to any of the above actions being taken by the City and shall be given

the opportunity to remedy any deficiencies identified by the City within 2 reasonabic and
diligent time frame. '

| © XI.  INVALIDITY; AUTOMATIC REVOCATION

It is the intention of the City Council that its adoption of this Resolution is dependent upon
the enforceability of each and every term, provision and condition herein stated; and that in
the event that any one or more terms, provision, or conditions are determined by a Court of
competent jurisdiction to be invalid, illegal or unenforceable, this résolution shall be deemed
to be automatically revoked and of no further force and effect ab initio.

BE IT FURTHER RESOLVED, that the City of Chula Vista Planning Commission does
- hereby approve the subject Tentative Subdivision Map (Chula Vista Tract No. 15-06) to
combine multiple parcels into one for 71 residential units, and one commercial unit for

individual ownership locdted at 795 Third Avenue, subject to the conditions of approval
contained herein.

SIGNATURE PAGE FOLLOWS
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Presented by: Approved as to form by:
; Kelly Broughton | Gien R. Googins

E Director of Development Services City Attorney

|

PASSED AND APPROVED BY THE PLANNING COMMISSION OF THE CITY OF
CHULA VISTA, CALIFORNIA, this 22nd day of June 2016, by the following vote, to-wit:
AYES:

NOES:

ABSENT:

ABSTAIN:

Yolanda Calvo, Chair
ATTEST:

Patricia Laughlin, Board Secretary.
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