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Millenia Amendment

A. Background and Context of Proposed Project

The proposed project, Otay Ranch Eastern Urban Center (now known as Millenia) Sectional
Planning Area (SPA) Plan, is located within the Otay Ranch Planned Community in eastern Chula
Vista.  The Otay Ranch General Development Plan (GDP) was initially adopted in 1993 to guide
the development of the planned community through incremental SPA plans.  The Otay Ranch GDP
and the Millenia SPA Plan have been amended several times since adoption in response to changes
and experiences in the market.  Originally, Millenia was intended to provide the location for high
intensity uses, with the other Villages providing neighborhood serving centrally located Village
Cores.  Since, the original GDP was approved a number high intensity development areas have
approved in the Otay Valley portion of Otay Ranch in addition to Millenia.

When the plan for the Eastern Urban Center was first adopted, the internet didn’t exist, so if you
wanted to buy the year’s hot toy, the Beanie Baby, you had to go to a store to buy it.  You could not
use your smart phone to call the store because the iPhone did not exist.  It is projected that it will
take a similar period of time - twenty plus years or more - to fully build-out Millenia.  Just as central
business districts and cities evolve over time, so will Millenia.  The initial phase is only the first
stage of the ultimate development.  The intent of this amendment is to update the adopted plan to
reflect the initial phases of development and to respond to market changes, while ensuring a degree
of flexibility is maintained such that the plan can still respond to future market and lifestyle changes
that are difficult or impossible to predict.

In the original GDP the Otay Ranch GDP had a series of Villages with a central core that contained
neighborhood serving commercial, a park and school and the higher densities.  Millenia provided
the single area where the highest density residential and regional commercial were located.  The
Otay Ranch Plan has evolved significantly since its initial adoption in 1993. In fact, since the
Millenia plan was adopted in 2009, virtually every remaining village in the Otay Valley portion of
the plan, has been fundamentally re-planned and those re-planning efforts continue to this day. The
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following Exhibits graphically depict how the GDP has changed over time.  Conversely, there have
been four minor amendments to the Millenia plan since its adoption; however, the intensity and
distribution of land uses remained relatively unchanged.

More significant changes occurred in the villages.  Instead of having local serving neighborhood
core, higher density residential increased dramatically.  The total number of multi-family units was
increased by over 50%.  This increase resulted in significant competition to Millenia within this
market area.  Millenia was no longer the primary location for multi-family residential.

Additionally, the non-residential components of the GDP have changed dramatically.  In the original
GDP the villages only had neighborhood commercial serving the local village.  The current plan
includes larger commercial areas located external to the village cores at arterial intersections.  The
type, size, and location of these commercial areas allows them to compete directly with Millenia to
attract community and regional commercial uses.  And, with the addition by the City of the Regional
Technology Park (University Park and Innovation District), and significant commercial components
added to other villages, the role of the Millenia plan as the central hub for future offices uses in the
Eastern Territories has been altered.

Creating an urban center in a suburban location always has challenges, but the dispersal of high
intensity urban uses  is in direct competition to achieving the original intent of Millenia as being the
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central urban center.  Millenia previously had to compete with urban cores in the San Diego region,
but now the competition is within the GDP itself.  The result of the increased multi-family,
commercial, and office within the GDP has changed the Millenia’s competitive advantage and will
likely hamper or delay its ability to achieve it’s build-out goals. The proposed amendment
recognizes the impact of this disadvantage, as well as the successes achieved in the initial phases
of construction, in the build-out land use projections for Millenia.
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B. Summary Description

Millenia is currently being implemented with almost a dozen projects completed, under construction,
approved, or in the Design Review phase of development.  These projects include City parks, a
hotel, office, retail, and affordable, rental, mixed-use and for-sale residential, representing virtually
every land use type contemplated in the plan. Seventy percent of the private development land has
been contracted with merchant builders. Since the SPA Plan was first approved in 2009, it has been
amended four times in response to changes in public and private influences and actual market
experiences. 

The applicant, SLF IV – Millenia, LLC, is the owner and Master Developer of Millenia. The
applicant has agreed to implement all the mitigation measures adopted in the certified EIR, even
though the project build-out proposed by this amendment may be less than the maximum intensity
allowed.

The adopted project implementation documents were designed to allow implementation flexibility
using a Form Based Code format.  Two provisions of the code were adopted with less flexible
prescriptive standards.  These include; the maximum/minimum intensity requirements in the Site
Utilization Plan and, the minimum height standards for certain areas in the FBC. Based on
experiences discovered during implementation, minor amendments to these standards to allow
flexibility will enhance the ability of Millenia to be developed with the intended character.

The Site Utilization Plan included a maximum intensity for residential and non-residential
development. The unusual feature of these standards was the maximum appeared to be the
minimum.  Any development at build-out that would not achieve the exact maximum intensity
would have appeared to be inconsistent with code.  This amendment corrects this provision by
allowing a reduced intensity for build-out of the plan for both residential and commercial land uses.
The amendments to the SUP also reflect a re-distribution of the remaining commercial land uses to
reflect what is expected to be achievable in the short and mid-term retail market.

The other provision in the code, proposed for amendment, is the minimum height standards for six
residential parcels designated as five story minimum. A five story residential project has a number
of practical restrictions, which would constrain the critical initial project momentum.  These parcels
are being amended to a new four story designation. Additionally, the permitted height minimums
are being adjusted in several of the districts to reflect more contemporary building forms expected
in those districts. To facilitate more comprehensive planning and to allow for more latitude in
project design and implementation of the main street concepts, the application also introduces the
concept of height blending between TM Lots 17 and 18 in the Main Street District and Lots 23 and
24 in the Central Southern Neighborhood District.  Illustrations have been added to show how
various building features can be used to create building height. 

Most of the districts in Millenia are fairly straight forward from a regulatory perspective, but the
design guidelines for the Main Street District have always been the most challenging.  Since, the
original guidelines were adopted the market and evolution of this type of development have evolved.
During the initial plan development, a number of projects were reviewed that tried to create a “Main
Street” component in their plan.  Some were successful, but many suffered from a failed “build it
and they will come” approach.  The worst thing that can happen is the Main Street to be built and
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have numerous vacant store fronts.  Such an outcome would not achieve the goal of providing an
active, vibrant environment, and worse still, would stigmatize the remainder of the plan.

What is included in the proposed guidelines, is a Main Street plan which provides for ground floor
commercial uses, including strategically placed commercial nodes located at intersections, mid-
block commercial,  live/work opportunities, and creative office and dedicated retail space on the
south. East and west sides of the Town Center Park. The intent of this concept is to correctly size,
and geographically distribute the commercial uses in the Main Street District to create the intended
character while addressing the need for supply of commercial to evolve with demand, avoiding the
potential for vacant storefronts or underperforming, or marginal retail uses. Some design illustrations
of the proposed Main Street District guidelines are included after the Site Utilization Plan and
Height District Exhibits.

The primary exhibits proposed for amendment are provided on the following pages.  Adopted
exhibits are shown with diagonal line across the exhibit and labeled as “Adopted”.  Proposed
replacement exhibits are designated as “Proposed”.  The application process will involve discussions
on the format of the proposed amendment.  Following these initial discussions, the related text
changes can be completed.  These minor details and refinements would not change the impact of the
amendment.

The application materials being submitted also include a retail market study and a fiscal study,
which analyzes the most conservative target land use scenario. It is also anticipated that a
Supplemental Public Facilities Financing Plan (PFFP) will be required. That document will be
provided once the target and reserve land uses are determined.
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