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Addendum to Item 13b, Port Master Plan Amendment #41 (Chula Vista
Bayfront Master Plan), for the Commission Meeting of August 9, 2012.
________________________________________________________________________
Staff recommends the following revisions be made to the above-referenced staff report
(language to be added is underlined; language to be deleted is shown in strike-out):
1.

On Page 30, the first sentence of the first paragraph under subsection A. Lower
Cost Overnight Accommodations, shall be corrected as follows:
The proposed PMPA would allow for the construction of between 3,100 and 3,500
up to 2,850 hotel rooms in the Port (over 3,100 1,600 on Parcel H-3 would require
additional environmental review), and 250 new hotel rooms in the City.
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SUBJECT:

Staff Recommendation on San Diego Unified Port District Port Master Plan
Amendment No. 6-PSD-MAJ-41-11 (Chula Vista Bayfront). For Commission
consideration and possible action at the Meeting of August 8-10, 2012

SUMMARY OF STAFF RECOMMENDATION:
Staff is recommending approval of the Port Master Plan Amendment (PMPA) as
submitted.
The Chula Vista Bayfront Master Plan (CVBMP) is a joint and comprehensive
undertaking by the Port of San Diego and the City of Chula Vista to guide development
of an approximately 556-acre planning area that includes 497 acres of land area and 59
acres of water area over the next approximately 24 years. The CVBMP includes both the
subject PMPA and a major amendment to the Chula Vista Local Coastal Program (LCPA
1-11 Bayfront Master Plan) which are being processed and reviewed concurrently by the
Commission.
The Chula Vista Bayfront planning segment of the Port Master Plan currently covers the
shoreline and water area from the Sweetwater Channel at the southern border of the City
of National City, south to approximately what would be the bayward extension of L
Street in the City of Chula Vista. The existing PMPA only includes land area seaward of
the historic Mean High Tide Line, which is mostly that area located upland and northeast
of the Chula Vista Harbor. Marine and biological resources are abundant in the proposed
project area, primarily due to its proximity to San Diego Bay and the National Wildlife
Refuge. The bayfront is also a scenic environment, with views to Coronado and
downtown San Diego available from various shoreline and inland public roads and
bayfront parks.
As a result of several land swaps and transfers with the City of Chula Vista, the proposed
PMPA would significantly revise and expand the Port’s planning jurisdiction. The largest
land swap involves adding approximately 97 acres of land at the north end of the
bayfront, formerly under the City’s land use jurisdiction, into the Port’s trusteeship and
land use jurisdiction, and removing up to 33 acres of land from the PMP that would
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convert to City land use jurisdiction (and be included in the City’s LCP) as a result of the
proposed land exchange with a private entity. The Port boundaries will also be amended
on the southern end of Chula Vista’s bayfront to incorporate the land area which is
currently occupied by the South Bay Power Plant, which was recently decommissioned
and its demolition is proposed.
The CVBMP is divided into three geographic segments for planning purposes—the
northernmost segment is the Sweetwater District, the middle segment is the Harbor
District, and the southern segment is the Otay District. The plan has been designed to
provide low-density open space, public recreation, and commercial recreation uses in the
Sweetwater and Otay Districts, which are closest to the biological resources surrounding
the District, while concentrating active, high density, high intensity urban uses in the
Harbor District
In total, the PMPA proposed to allow for the development of approximately 2,850 hotel
rooms; 220,000 sq.ft. of commercial recreation/marine related office uses; 100,000 sq.ft.
of restaurant; 245,000 sq.ft. of retail uses; 415,000 feet of meeting space/conference
center; a new 600-foot long pier; 200,000 sq.ft. of cultural/retail uses; multiple parks,
open space areas, pedestrian and bicycle paths; RV Park/campground uses; and dredging
a realigned boat channel. The development proposed in the plan includes hotel towers as
high as 300 feet, a 155 foot high parking garage, conference center buildings up to 120
feet, 65 foot high cultural/retail uses, and 44 foot high commercial retail/marine related
office buildings, as well as 25 foot high buildings around the waterfront.
The Chula Vista bayfront has historically been developed with a variety of low-density
light industrial uses, and the South Bay Power Plant. The bulk, scale and density of the
uses proposed in the PMPA will unquestionably result in a significant change to the
character of the bayfront. However, while never constructed, the existing City of Chula
Vista certified LCP allows for significant densities and high-rise development, but
located in the northern, Sweetwater District.
Since the LCP was certified almost 20 years ago, many concerns have been raised about
the adverse environmental effect that build-out of these high density, tall structures in the
Sweetwater District would have on the adjacent Sweetwater Refuge, from bird strikes to
noise, foot traffic, and domestic animals associated with residential development. Thus,
the City, the Port, and the community determined that development of the Chula Vista
Bayfront should be reconsidered and planned comprehensively, looking at the entire
Chula Vista Bayfront, including both Port and City properties, the area around the
Harbor, and the South Bay Power Plant lands. The intent of the proposed CVBMP,
including both the subject PMPA and the companion City LCPA, is to shift the intensity
of the landside development away from the sensitive resources on both the northern and
southern region of the bayfront, to the area upland of the harbor, is largely developed.
The various land exchanges have been designed to accommodate this shift in intensity
away from the Sweetwater Refuge and into the Harbor District.
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As a result of this comprehensive planning approach, the northernmost portion of the
bayfront, now almost entirely within the Port of San Diego’s jurisdiction, is proposed to
be developed with low-scale, visitor-serving uses, open space, and parks. As proposed,
build-out of the Harbor District will result in extremely dense and tall structures.
However, the development proposed is high-priority, visitor-serving uses. The proposed
PMPA includes numerous mitigation measures to reduce the visual impact of the
structures, avoid public view blockage, reduce massing and avoid walling off the bay, as
well as ensuring that new development is pedestrian-oriented and attractive and appealing
to both visitors and the general public. To further protect and enhance views and the
visual quality of the new bayfront community, the plan also establishes new view
corridors to the bay, building setbacks from public streets, and limits on buildings sizes.
The plan will also create significant new public access and recreational opportunities,
including new roadway improvements, pedestrian and bicycle paths, RV/camping sites,
hotels, retail, restaurants, and a new pier. The plan also includes implementation of a new
public shuttle service to facilitate access and lessen reliance on personal vehicles to
access the coast.
While there can be adverse impacts associated with the bulk and scale of high-rise
developments, there can also be positive effects on the coastal environment. High density
development concentrates public infrastructure into a defined area, rather than sprawling
over a larger region. The density proposed in the plan will help support the provision of
public transit that is built into the plan. The influx of people will help activate the
shoreline and support the public recreational uses proposed.
The City of Chula Vista has demonstrated that there are a high number of existing lowcost hotels and motels near the shoreline within the City limits, although outside of the
Coastal Zone. Thus, the plan does not require a mitigation fee be paid in association with
the construction of high-cost hotels (although a mitigation fee must be considered).
However, the plan does protect and encourage lower-cost visitor-serving
accommodations. The plan allows for relocation of the existing Chula Vista RV Resort
(the only RV Park or campground anywhere on Port Tidelands) but includes a
requirement that the RV Park be replaced elsewhere in the immediate vicinity prior to
closure of the existing Resort. The plan could result in an overall increase in lower-cost
visitor-serving overnight accommodations, since the plan designates two areas for an RV
park/camping, one in the Sweetwater District and one in the Otay District.
High priority marine-related uses are also protected under the proposed plan. The land
area which currently houses the Marina Group Boat Works ship repair facility was
redesignated from Marine-Related Industrial to Commercial Recreation in 2001.
However, marine-related uses are permitted to continue on the site at least until
redevelopment of the site is approved. Approval of any redevelopment project proposed
for the subject site in the future will require a port master plan amendment and additional
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environmental review which will assure the market demand and land to support the boat
yard market will be thoroughly assessed and provided at that time. No changes to this
requirement, or the land use designation of the ship repair site is proposed in the subject
PMPA. The existing tenant recently agreed to a lease term extension for an initial 10
years with an additional 11-year option to extend. Conditions of the extension include
public access and visual improvements to the site to ensure the use is compatible with
nearby developments. Thus, the existing marine-related uses are expected to remain in
Chula Vista for at least the next decade.
The plan contains numerous and extensive policies requiring the protection of biological
resources on and around the bayfront. These include domestic animal control, restrictions
on noise, lighting and window design, bird strike monitoring, prohibitions on disruption
to ESHA, limits on permitted uses in wetlands consistent with Section 30233 of the
Coastal Act, requirements for resource protection buffers around ESHA and wetlands,
prohibitions on invasive plants, pesticides and rodenticides, and public education
programs to educate residents and visitors about caring for and protecting the natural
resources of the bayfront. Water activities that impact eelgrass or open water habitat must
be mitigated, and surveys will be done of in water project areas to determine the presence
of the invasive alga Caulerpa taxifolia. Development Policies also include water quality
protection policies to protect sensitive resources from stormwater and urban runoff, and
to ensure development associated with the marina does not adversely impact water
quality. The Commission’s ecologist and water quality staff have determined that the
proposed plan will adequately protect biological resources.
The appropriate motion and resolution can be found on Page 5. The main findings
for approval of the amendment as submitted begin on Page 6.

Port Master Plan Amendment Procedure. California Code of Regulations, Title 14,
Section 13636 calls for port master plan amendments to be certified in the same manner
as provided in Section 30714 of the Coastal Act for certification of port master plans.
Section 13628 of the Regulations states that, upon the determination of the Executive
Director that the master plan amendment and accompanying materials required by
Section 13628(a) are sufficient, the master plan amendment shall be deemed submitted to
the Commission for purposes of Section 30714 of the Coastal Act. The subject
amendment was deemed submitted on July 11, 2011. Within 90 days after this submittal
date, the Commission, after public hearing, shall certify or reject the amendment, in
whole or in part. If the Commission fails to take action on the amendment submittal
within the 90-day period, the proposed amendment is deemed certified. However, the
Port District waived all applicable time limits for Commission action on the plan in order
to allow staff sufficient time to review the amendment and the companion Chula Vista
LCPA.
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The Commission cannot offer suggested modifications or conditionally approve a Port
Master Plan Amendment. Therefore, over the months since the PMPA was originally
submitted to the Commission for review, Commission staff has worked closely with Port
staff, City staff, and community and environmental groups to revise the PMPA to address
the Coastal Act issues that were raised by the original proposal. As described in detail in
this staff report, the Port has agreed to substantial revisions to the proposed project to
protect sensitive environmental resources; reduce visual impacts and protect public
views; protect marine related industry, enhance and expand the range of visitor-serving
commercial opportunities, including the provision of lower cost overnight
accommodations; and to improve public access and circulation to and around the
bayfront. These revisions have all been incorporated into the proposed project, allowing
for a recommendation of approval as submitted.
Section 30700 of the Coastal Act states that Chapter 8 of the Coastal Act shall govern
those portions of the San Diego Unified Port District located within the coastal zone,
excluding any wetland, estuary, or existing recreation area indicated in Part IV of the
Coastal Plan. The entire water area under the jurisdiction of the Port of San Diego is
covered by Chapter 3 policies because San Diego Bay is mapped as an estuary and
wetland in Part IV of the Coastal Plan, and on the maps adopted by the Commission
pursuant to Section 30710 of the Coastal Act. The proposed amendment involves
changes to both land and water use designations, and several of the proposed projects
would be located in water areas, including the addition of a new dock, and the policies of
Chapter 3 of the Coastal Act are the standard of review for these revisions and projects.
Chapter 3 is also the standard of review for all projects appealable to the Coastal
Commission, including, but not limited to, the various street revisions, the hotels and
conference centers, and restaurant projects. Chapter 8 of the Coastal Act is the standard
of review for the balance of the proposed amendment.

STAFF RECOMMENDATION:
I.

PORT MASTER PLAN SUBMITTAL - RESOLUTIONS

Following a public hearing, staff recommends the Commission adopt the following
resolution and findings. The appropriate motion to introduce the resolution and a staff
recommendation are provided just prior to the resolution.
RESOLUTION I (Resolution to approve certification of Port of San Diego Master Plan
Amendment No. 6-PSD-MAJ-41-11)
MOTION I
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I move that the Commission certify the Port Master Plan Amendment as submitted
by the port.
Staff Recommendation
Staff recommends a YES vote and the adoption of the following resolution and
findings. An affirmative vote by a majority of the Commissioners present is needed
to pass the motion.
Resolution I
Certification of Amendment
The Commission hereby certifies San Diego Unified Port District Master Plan
Amendment No. 6-PSD-MAJ-41-11, and finds, for the reasons discussed below, that
the amended Port Master Plan conforms with and carries out the policies of Chapter
3 and Chapter 8 of the Coastal Act. The Commission further finds that the plan
amendment will not have any significant adverse impacts on the environment within
the meaning of the California Environmental Quality Act (CEQA).
II. FINDINGS AND DECLARATIONS.
The Commission finds and declares as follows:
A. Previous Commission Action. The Commission certified the San Diego
Unified Port District Master Plan on October 14, 1980. The Commission has reviewed
approximately forty amendments since that date.
B. Contents of Port Master Plan Amendments. Pursuant to section 30716 of the
Coastal Act, port master plan amendments shall be certified in the same manner as port
master plans. Section 30711 of the Coastal Act states, in part, that a port master plan
shall include all the following:
(1) The proposed uses of land and water areas, where known.
(2) The proposed design and location of port land areas, water areas, berthing, and
navigation ways and systems intended to serve commercial traffic within the area
of jurisdiction of the port governing body.
(3) An estimate of the effect of development on habitat areas and the marine
environment, a review of existing water quality, habitat areas, and quantitative
and qualitative biological inventories, and proposals to minimize and mitigate
any substantial adverse impact.
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(4) Proposed projects listed as appealable in Section 30715 [of the Coastal Act] in
sufficient detail to be able to determine their consistency with the policies of
Chapter 3 (commencing with Section 30200) of this division.
(5) Provisions for adequate public hearings and public participation in port planning
and development decisions.
The Commission finds that the proposed port master plan amendment conforms with the
provisions of Section 30711 of the Coastal Act. The proposed changes in land and water
uses are outlined in sufficient detail in the port master plan submittal for the Commission
to make a determination of the proposed amendment's consistency with the Chapter 3 and
Chapter 8 policies of the Coastal Act.
The proposed amendment was the subject of an Environmental Impact Report under the
California Environmental Quality Act. The Environmental Impact Report associated
with the plan amendment was subject to public review and hearing and was adopted by
the Board of Port Commissioners on May 18, 2010 as Resolution 2010-78. A public
hearing on the proposed master plan amendment was held and the amendment was
adopted by the Board of Port Commissioners on May 18, 2010 as Resolution 2010-79.
C. Standard of Review. Section 30710 of the Coastal Act states that Chapter 8
shall govern those portions of the San Diego Unified Port District, excluding any
wetland, estuary, or existing recreation area indicated in Part IV of the Coastal Plan. As
noted above, the proposed amendment involves changes to both land and water use
designations, and several of the proposed projects would be located in water areas,
including the addition of a new dock, and the policies of Chapter 3 of the Coastal Act are
the standard of review for these revisions and projects. Chapter 3 is also the standard of
review for all projects appealable to the Coastal Commission, including, but not limited,
to the various street revisions, the hotel and conference facilities, and restaurant projects.
Chapter 8 of the Coastal Act is the standard of review for the balance of the proposed
amendment.
D. Detailed Amendment Description/History.
The San Diego Unified Port District Port Master Plan (PMP) divides the Port’s planning
jurisdiction into eleven districts around San Diego Bay, from Shelter Island in the north,
to the Imperial Beach Oceanfront in the south. Each planning district includes specific
policies governing development of that district, a land use map, and a project list. The
purpose of the project list in the Port Master Plan is to identify upcoming projects that
have received plan-level Commission review and approval as consistent in concept with
the Coastal Act. (Coastal permit review is still required to implement particular projects).
All future projects must be included on this list, with the exception of minor alterations to
existing structures or on-going operations consistent with the Master Plan. The PMP also
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includes definitions of the various land use categories that are applied throughout the
PMP area, and planning goals designed to be implemented by the policies in each district.
The proposed PMPA includes changes to several of the plan-wide land use categories
contained in the PMP; significant revisions to the text of the Chula Bayfront Planning
District 7 and the project list to accommodate the proposed development anticipated
under the CVBMP; adds and incorporates a detailed new “Development Policies” plan
that lists specific environmental and other development standards and policies; and adds a
new Public Access Plan for the Planning District. In addition, the PMPA includes several
major revisions and expansions to the jurisdictional boundaries for the Chula Vista
Bayfront Planning District 7. These revisions are being processed though a Boundary
Amendment that will be processed subsequent to the PMPA, but are an important part of
the proposed development plan, and thus, are described in this report.
The PMPA submittal is contained in three documents attached to the staff report. The
first is titled “Chula Vista Bayfront Master Plan & Port Master Plan Amendment
Existing/Proposed Plan Text and Plan Graphics,” the second “Chula Vista Bayfront
Development Policies,” and the third, “Chula Vista Bayfront Master Plan Public Access
Program.”
1. Land Exchanges
The project includes a request for a Boundary Amendment which is being processed
subsequent to the subject PMPA (San Diego Port District Boundary Amendment #6). The
project will result in significant changes to the existing Port District boundary, including
four separate land exchanges/acquisitions and a land swap that involve the exchange of
trust lands for non-trust lands. The proposed uses for each of the new land parcels are
described briefly below, with more detailed descriptions under the Development Plan and
Project List section.
Exhibit #5 shows the land exchanges and acquisitions proposed and required by the
proposed PMPA. The first is for the site of the South Bay Power Plant, which is currently
designated for General Industrial uses in the certified City of Chula Vista LCP. The
approximately 120-acre site is almost entirely upland of the historic Mean High Tide
Line (MHTL). State law authorizes the Port District to acquire property upland of the
historic mean high tide line. Title to this property was transferred to the Port District in
1999. The area is proposed to be designated Industrial Business Park, Commercial
Recreation and RV Park, Park/Plaza, Open Space, and Street in the PMP.
The second site that has been acquired is the J Street Park. This 2.71 acre site is currently
designated Parks & Recreation in the City’s LCP, and would be designated Park/Plaza in
the PMP. The site was purchased by the Port in 2002.
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The third site is the land exchange commonly referred to as the Pacifica Land Exchange.
This land swap involves the transfer of 97 acres of privately owned land in the City of
Chula Vista to the Port District in exchange for approximately 33 acres of public trust
lands transferred to private ownership and into the City’s LCP jurisdiction. This requires
the abandonment of the public trust on the 35 acres, and the placement of the 97 acres
into the public trust. This exchange required the authorization of the State Lands
Commission, which has approved the transfer. However, the property will not actually be
transferred until after approval of the subject PMPA and various mandatory legislative
actions. The 97 acres of land being transferred to the Port is currently designated in the
certified City LCP for high density residential and commercial recreation development,
and park land. The proposed land uses for the area are park, commercial recreation (an
RV/camping site) and open space.
The fourth site is also a land exchange which required a transfer of the public trust and
approval by the State Lands Commission. The 14-acre Goodrich parcel is currently
designated for Industrial Business Park in the PMP, and was been exchanged for
approximately 25 acres of land that are currently designated General Industrial in the City
in 1991. The area newly incorporated into the Port District is proposed to be developed
with a variety of commercial recreation uses, including a hotel, retail, parking, and other
commercial recreation uses. The new City parcel will be designated for General
Industrial uses.
2. Plan-Wide Revisions.
The proposed amendment would make several revisions to the land use category
definitions that apply to the entire PMP. The Commercial Recreation land use would be
expanded to include “dock and dine facilities” as an allowable use. A new land use
designation, “Recreational Vehicle/Camping” would be added. This designation, which at
this point would be found only in the Chula Vista Bayfront Planning District, would
permit camping facilities and associated ancillary facilities such as offices, pools, snack
bars, meeting spaces, and playground equipment. The Hotels and Restaurants section of
the Commercial Recreation land use would be revised to include a new sentence
emphasizing that overnight accommodations should be provided for a range of incomes.
The Industrial-Business Park category would be expanded to allow “cultural” uses,
industrial distribution and related facilities, and the existing allowed use of “active sports
facilities” would be clarified to permit such facilities only “where associated with a
business park campus and intended for employees.” Allowable uses in the Park/Plaza
category would be expanded to include small food and beverage vending.
Several changes would be made to the Open Space and various conservation-related land
use categories. The Open Space category would be amended to add policies limiting uses
in open space setback areas to passive uses such as trails. The Wetlands category has
been expanded to include requirements for buffers.
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3. Development Plan & Project List.
The proposed PMPA is intended to provide a development program for the 556-acre
Chula Vista Bayfront for the next approximately 24 years. Development of the Chula
Vista Bayfront Master Plan has been a joint planning effort of the Port District and the
City of Chula Vista, and includes both the subject PMPA and a major amendment to the
Chula Vista Local Coastal Program (LCP 1-11 Bayfront Master Plan) which are being
processed and reviewed concurrently by the Commission.
The CVBMP, which, taken as a whole, includes area in both the Port’s jurisdiction and
the City of Chula Vista’s land use jurisdiction, is divided into three geographic segments
for planning purposes—the northernmost segment is the Sweetwater District, the middle
segment is the Harbor District, and the southern segment is the Otay District (Exhibit #3).
To help identify the various proposed projects, each “Parcel area” in the plan has been
given a number on the Project List and Precise Plan map beginning with S, H, or O,
corresponding with the three Districts. However, in both the existing certified PMP, and
as proposed to be amended, the “Chula Vista Bayfront: Planning District 7” is divided
into nine more specific subareas with the subareas within the proposed CVBMP area, a
small portion of land south of the Sweetwater Channel and the shoreline and bay waters.
The proposed amendment would revise and rename three of the existing subareas to
correspond with the three geographic segments that make up the CVBMP. The PMPA
also proposes changes in each of the other six subareas, as well as to the general
description and policies for the planning area as a whole. These nine subareas, as
proposed are: D Street Fill Area (71); Gunpowder Point Shoreline (72); Sweetwater
District (73); Harbor District (74); Chula Vista Harbor (75); Otay District (76); Boat
Channel (77); Outer South Bay (78); Wildlife Reserve (79) (see attached Chula Vista
Bayfront Master Plan & Port Master Plan Amendment, Figure 20, Planning Subareas).
The D Street Fill Area, Gunpowder Point Shoreline, Outer South Bay, and the Wildlife
Reserve subareas mainly consist of water, wetlands, and other habitat uses. There is also
some existing Marine Sales and Service designated land in the D Street Fill Area, which
is being redesignated as Habitat Replacement. Other than that one land use change,
proposed revisions to these subsections consist of clarifications to the textual
descriptions, and plans for long-term environmental protection. No changes to any of the
other land/water use designations in these subareas are proposed, and no changes to the
project list for these areas are proposed.
The projects on the Project List have been divided into four phases representing the time
frame in which the development is expected to occur over the next 24 years. Phase I
refers to the time period of approximately 1-7 years after PMPA certification,
Phase II 4-10 years after PMPA certification, Phase III 11-17 years, and Phase IV 18-24
years after PMPA certification.
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Sweetwater District
The proposed Sweetwater District is comprised of the 97 acres acquired by the Port as
part of the above described Pacifica land exchange (see Exhibit #5). The area is adjacent
to the National Wildlife Refuge to the north, and consists predominantly of long-fallow,
largely vacant, undeveloped fields. A portion of the existing access road and the parking
lot for the Chula Vista Nature Center is currently located on this parcel.
Development proposed for this area is described in detail in the text and/or project list of
the PMPA. The proposed land use designation for the northeast portion of the Sweetwater
District is Commercial Recreation. Parcel area S-1 was originally proposed to be
developed with a 100-foot high resort hotel with approximately 500 to 750 rooms and
associated meeting space, restaurants, and retail shops, but is now proposed to be
developed with low-scale, low-intensity uses including a campground and recreational
vehicle park, with some associated retail, restaurant and meeting space, and a new
parking lot and access road for the Chula Vista Nature Center. The existing 236-space
RV Park which is being removed from the Harbor District may be replaced on Parcel
area S-1. Just south of Parcel area S-1, across the proposed E Street extension, mixed use
retail/marine-related commercial buildings of up to 120,000 sq.ft. in size and 45 feet in
height could be located on Parcel area S-3. The southern portion of the Sweetwater
District, Parcel area S-2, would be developed with a 21-acre passive use park, known as
the “Signature Park.” Allowable structures in the park include restrooms, picnic tables,
and shade structures. A 400-foot wide buffer is required to be located between the
proposed development and the Refuge.
Roadway improvements planned include the extension of E Street, and rerouting the
existing terminus of F Street to connect to the E Street extension.
Harbor District
The Harbor District is approximately 191 acres in size, and includes most of the bayfront
land south of the Sweetwater District, up to the park area located just south of J Street.
Existing uses include a boat yard, yacht club, marinas, restaurants, an RV park, former
industrial vacant lots, and waterfront parks (see Exhibit #3).
The Sweetwater and Harbor Districts are linked at the north by lands under the
jurisdiction of the City of Chula Vista; in particular, a bayfront parcel that is proposed to
remain as designated Open Space that would developed as park land to connect the
proposed Sweetwater (Signature) Park to the park area proposed in the Harbor District.
Moving south, an approximately 35 acre parcel on the inland side of Marina Parkway,
directly across from the Chula Vista Marina, has been transferred to the City’s
jurisdiction as part of the Sweetwater (Pacifica) land exchange.
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Proposed land uses in the Harbor District include Park/Plaza, Open Space, and
Commercial Recreation. The PMPA includes revising the roadways to eliminate the
existing Sandpiper Road, Bayside Parkway and Quay Avenue, to be replaced with an
extension of H Street connecting with the extension of E Street. In the Harbor District, E
Street will run roughly parallel with the bayfront, and will constitute the new first public
roadway along the shoreline. Between the shoreline and the Resort Conference Center,
the existing Bayside Park (to be renamed Harbor Park) will be expanded to a minimum of
372 feet in width, and will connect with the Sweetwater Park to the northeast.
The Harbor District contains the majority of the planning district’s proposed commercial
uses, and is intended to be a high-intensity, dense mix of uses and public spaces. As
noted, the PMPA originally included a 750 room hotel in the Sweetwater District. While
the proposal has been revised to eliminate the hotel, in order to maintain a certain number
of hotel rooms that the Port has indicated is necessary to support the necessary public
infrastructure, proposed public transit and public amenities, the 750 hotel rooms
originally proposed in the Sweetwater District will be reallocated among the two
proposed hotels in the Harbor District. In total, up to 2,850 hotel rooms may be
constructed in the Harbor District at two separate sites as described below. The exact
number of rooms may be allocated among either site, up to the 2,850 room maximum for
the Harbor District.
The most substantial single development contemplated in the PMPA is a large Resort
Conference Center (RCC) proposed east of the planned E Street extension and upland of
the renamed Harbor Park. The bayward portion of the RCC site is in the area where an
existing 236-space recreational vehicle park is located. The inland portion contains
several large vacant parcels that were previously developed with industrial uses that have
been recently removed (see Exhibit #6 for Parcel area H-3). This area is currently
designated Industrial Business Park and Commercial Recreation and would be
redesignated to Commercial Recreation, and the existing Park/Plaza designation
expanded to accommodate the expanded Harbor Park. The conference center and resort
would include up to approximately 415,000 sq.ft. of meeting space, 100,000 sq.ft. of
restaurant space, 20,000 sq.ft. of retail open space, and other ancillary uses. The hotel
would accommodate some portion of the up to 2,850 hotel rooms proposed in the Harbor
District. The bayward portion of the RCC would be developed with a village-style retail
complex no more than 35 feet high including open plazas, restaurants, public art, and
other pedestrian-oriented, public amenities designed to attract visitors and create a lively
interface with the adjacent Harbor Park.
The maximum heights proposed for the resort conference center components are 240 feet
for hotel structures and 120 feet for the conference center. The majority of the conference
center and hotel uses will be located in the upland portion of the site (conference center
and other related uses are also permitted in the upper levels of the retail village). The
existing RV park will be relocated, either to the S-1 parcel in the Sweetwater District, or
to the O-3A/O-3B parcels in the Otay District.
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Also proposed in the Harbor District, at the southeast corner of H Street and Marina
Parkway, is a second resort hotel with conference rooms, retail, open space, and other
ancillary hotel uses (Parcel area H-23). The maximum number of hotel rooms permitted
in the Harbor District will be distributed between the RCC and the H-23 hotel site.
An additional 200,000 sq.ft. of cultural/retail uses could also be developed on the site.
The height limit on this parcel would be 300 feet, the highest proposed within the
planning area.
East of this site, (Parcel area H-18), the plan includes approximately 100,000 sq.ft. of
mixed-use, marine related office and commercial recreation uses wrapped around a 10story parking structure. The height limit on this parcel area would be 155 feet.
The site of the existing South Bay Boatyard (now known as the Marine Group
Boatworks) is currently designated for Commercial Recreation use. The Port had
originally intended to add language to the text and project list designating this area for
redevelopment with a community boating center/yacht club and a recreational marina,
and potentially an aquatic center, with marina support uses, low cost visitor-serving
boating opportunities, dock and dine facilities, a water transportation dock, and boat
launch uses. The adjacent water area would have been the site of a new 200-slip marina.
These projects have been removed from the proposed PMPA, and the area is proposed to
retain its existing land use designation. Future development projects would require
further review by the Commission through a PMPA, as discussed in detail below under
Marine-Related Industrial Uses.
As noted, the Harbor District is also the location of the Pacifica private residential and
commercial development, which was previously Port land, but would now be transferred
to the City of Chula Vista’s jurisdiction (Parcel areas H-1, H-14 were previously public
trust lands, while H-15 is above the MHTL, but was under Port ownership). This
development is described in detail in the staff report for the City LCPA, but for context
within the CVBMP, the site is located on the northeast corner of J Street and Marina
Parkway, and consists of the construction of 1,500 residential units and 15,000 sq.ft. of
retail located on the bayward side of the site, and a 250 room hotel and 420,000 sq.ft. of
office development located on the eastern portion of the site. The residential development
would be located in 11 towers ranging in height from 70 to 200 feet, with retail
“podiums” and townhomes from 25 to 45 feet high (see Exhibits #7 & 8). The maximum
allowable height on the eastern portion of the site would be 140 feet.
The text and the project list provide for several redevelopment projects around the
existing harbor. A new ferry terminal/restaurant is proposed on the harbor to provide
water transportation linkages to the central portion of the bay. New visitor-serving retail
and marina support uses totaling approximately 25,000 to 50,000 square feet would be
established around the northern periphery of the harbor. An additional approximately
75,000 to 150,000 square feet of retail and marina support uses and parking are planned
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around the south end of the harbor. Marina support uses could include: offices, restrooms,
showers, lockers, ship chandlery, boat/bicycle rentals, bait and tackle sales, delicatessens,
and snack bars. As proposed, the maximum heights of these buildings would be 25 feet
(30 feet for architectural or mechanical features).
The PMPA also includes several significant in-water development proposals.
Construction of a new, approximately 60-foot-wide, 600-linear-foot pier is proposed at
the terminus of the extended H Street corridor above existing open water area.
Approximately half of the H Street Pier would be developed in Phase II at a length just
short of the existing navigation channel. The remainder of the H Street Pier would be
constructed in Phase IV, following realignment of the existing navigation channel. The
existing navigation channel would be realigned and straightened in order to increase
accessibility to the harbor. The realignment of the navigation channel will utilize an
existing abandoned access channel and remove the “dog leg” portion of the current
channel, thereby enhancing boat access between the Chula Vista Harbor and the northern
portions of San Diego Bay. In addition, the new channel will be located further away
from sensitive resources located along the shoreline west of the Sweetwater District.
Otay District
The Otay District consists of land area that was previously within the City’s jurisdiction,
designated General Industrial, and developed with the South Bay Power Plant. The power
plant operated from the 1950s until it was decommissioned in 2010. In June 2012, the
Commission approved a permit for demolition of the power plant and associated aboveground structures and infrastructure (CDP# E-11-027). The area will be incorporated into
the Port Master Plan and designated Industrial Business Park (Parcel areas O-1, O-3, and
O-4), Park/Plaza (OP-1B & 1A), and Commercial Recreation (O-3B & 3A), and a new
public roadway would be located within the district. Proposed development in this area
consists of a 24 acre park and a Recreational Vehicle Park, which could be the location of
the replacement 236-space RV park being removed from the Harbor District. A buffer
area would be established along the waterfront to protect the natural resources in this
area. The maximum allowable height in the RV park would be 25 feet (30 feet for
architectural or mechanical features). No specific projects are proposed in the area
designated Industrial Business Park, and future development projects in those areas
would require a PMPA.
4. Development Policies
The Port is proposing to adopt “Development Policies” for the CVBMP as a separate
document incorporated by reference into the PMP. The majority of the land area within
the Port’s jurisdiction consists of developed land in an urbanized setting, and typically,
the Port Master Plan has relied on general, overarching policy goals and objectives to
guide development of public tidelands and other Port property around San Diego Bay.
However, the Chula Vista bayfront is bordered by the Sweetwater Marsh National
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Wildlife Refuge to the north and the South San Diego Bay National Wildlife Refuge to
the south, there are sensitive resources at the F & G Street Marsh, and at the shoreline
mudflats south of J Street. The CVBMP is also one of the largest new development
projects ever contemplated in the San Diego region, and will significantly change the
character and appearance of the Chula Vista Bayfront. Therefore, as part of the regional
planning effort behind the CVBMP, a settlement agreement was established between the
Port of San Diego, the City of Chula Vista, the redevelopment agency for the City of
Chula Vista and the Bayfront Coalition, which consists of the Environmental Health
Coalition, San Diego Audubon Society, San Diego Coastkeeper, Coastal Environmental
Rights Foundation, Southwest Wetlands Interpretative Association, San Diego Chapter of
Surfrider Foundation and Empower San Diego. This settlement agreement contains
mandatory standards and conditions governing the protection and management of
biological resources in the CVBMP.
For the PMP, the Port has produced Development Policies based on the settlement
agreement that consist of detailed and specific planning and development objectives and
policies for the Chula Vista planning district covering not only environmental protection,
but also energy conservation, views and aesthetics, public transit, pedestrian orientation,
and visitor serving requirements.
5. Public Access Plan
In addition to the changes to the text and project list in the PMP, and the Development
Policies, the PMPA also includes adoption and incorporation by reference into the PMP,
a Public Access Plan. The Plan, which has also been incorporated into the City’s LCP,
includes a description of the proposed circulation improvements including the roadways,
the Bayshore Bikeway, public transit improvements, and parking requirements. Among
the primary goals of the CVBMP is increasing pedestrian access to the shoreline. The
PMPA includes a shoreline promenade around the planning area with appropriate
pedestrian-scale landscaping, lighting, and street furniture. The pedestrian pathways are
required to be constructed concurrently with adjoining or adjacent development within
the districts, and open prior to or concurrent with occupancy of the first use within each
district.
The Access Plan also includes a description of the proposed Chula Vista Bayfront
Shuttle, which would service the master plan area with a key focus on connecting general
users to and from: downtown areas east of I-5, the resort conference center, the
residential project, park areas, and existing trolley stops. This shuttle service will be
phased concurrent with development. At a minimum, service will be provided upon the
issuance of certificate of occupancy for either the H-3 resort conference center hotel or
the 500th residential unit in the City’s portion of the CVBMP. Additional stops will be
provided at the Signature Park, the Recreational Vehicle Park, the parking structure in the
Harbor District, and the park in Otay District as these uses are developed.
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6. Revisions to South Bay Salt Ponds Planning District 9
In addition to the plan wide change and the revisions to the Chula Vista Planning District,
the PMPA also includes a minor update to the South Bay Salt Ponds Planning District 9,
to remove a reference to the South Bay Power Plant (see attachment Chula Vista
Bayfront Master Plan & Port Master Plan Amendment, page 122, Planning District 9).
The entire District will remain designated for conservation uses and no specific projects
are identified in this planning area.
E. Findings for Consistency with Chapter 3/Chapter 8 of the Coastal Act. The
proposed amendment would result in changes to both basic land use categories and to the
specific policies contained in Planning District 7. In order for the Commission to certify
the proposed master plan amendment, the Commission must determine that the
amendment conforms to the following applicable Chapter 3 and Chapter 8 policies of the
Act:
1. Visual Quality & Community Character
Relevant Coastal Act policies include the following:
Section 30251
The scenic and visual qualities of coastal areas shall be considered and protected
as a resource of public importance. Permitted development shall be sited and
designed to protect views to and along the ocean and scenic coastal areas, to
minimize the alteration of natural land forms, to be visually compatible with the
character of surrounding areas, and, where feasible, to restore and enhance visual
quality in visually degraded areas....
In addition to the importance of protecting existing views to and along the ocean and
scenic coastal areas, the visual protection policies of the Coastal Act require development
to be sited and designed to be visually compatible with the character of surrounding
areas. The Chula Vista bayfront, in addition to the bay itself, is bordered by the
Sweetwater Marsh National Wildlife to the north and the South San Diego Bay National
Wildlife Refuge to the south, and there are sensitive wetland resources at the F & G
Street Marsh, in the undeveloped lands north of F Street, and at the shoreline mudflats
south of J Street. There is also existing undeveloped historic agricultural land on the
north side of the bayfront, and the South Bay Power Plant on the south side. While it is a
highly visible structure on the waterfront, it is also surrounded by a great deal of open
land, as are the South Bay Salt Works, a salt factory on the southern end of the City’s
bayfront, outside of the LCP planning area.
The land adjacent to Chula Vista bayfront is very flat, and there are limited views of the
bay from the freeway or from most areas inland of the first public roadway, Bay Blvd.
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There are public views to the bay from most of the major east/west streets, including E,
F, and J Streets, as well as expansive bay views from Bay Boulevard between E and F
Street, and from south of J Street. The developed parcels west of Interstate 5, including
both the City and Port lands, have historically been built with general industrial uses,
including manufacturing, office, and some limited retail. Structures on these lots have
typically been fairly large warehouse-style buildings, with limited or no views across the
developed lots. However, many of these buildings have been demolished in the past
several years, creating opportunities for establishing new view corridors, avoiding
development that physically or visually walls off the shoreline and respecting the
historically open character of much of the bayfront.
The proposed plan would dramatically alter the existing landscape, creating a
development density and character similar to downtown San Diego, which historically
had a pattern of high-rise development established long before passage of the Coastal
Act. The Port District has jurisdiction over the shoreline in downtown San Diego, which
is the location for many of these high rise buildings, including the 497-foot high original
Manchester Hyatt Tower; (one of the tallest waterfront buildings on the west coast), the
second Hyatt Tower (446 feet); the two downtown Marriott Towers (361 feet); and the
Bayfront Hilton (385 feet). Recently approved high rise buildings in the Port District
include the 205 and 275-foot high hotels on Lane Field.
However, most cities in San Diego County strictly limit building heights in the coastal
zone, particularly in the areas nearest the shoreline. For example, excepting the
downtown region and some individual projects at SeaWorld and the former Naval
Training Center, the City of San Diego imposes a 30-foot height limit in the Coastal
Zone. The City of Imperial Beach has a height maximum of 40 feet. Maximum heights in
the City of Coronado range between 40 and 50 feet. In National City’s coastal zone,
permitted uses have a height limit of between 50 and 60 feet.
The City of Chula Vista’s existing certified LCP stands in notable contrast to the
standards of these other local jurisdictions. In January 1993, the Commission reviewed
and approved a major amendment to the certified City of Chula Vista Local Program.
This prior amendment, which now constitutes the current, certified plan, includes a
substantial development concept for the northern portion of the Bayfront, in the area
bayward of the existing terminus of E Street, known as the Midbayfront. This area, which
is the location of the proposed Pacifica land swap, is currently designated for
approximately two million square feet of high density residential, visitor commercial,
professional office, and cultural arts uses, and allows for substantial building heights.
The existing certified LCP requires a 200-foot buffer between the refuge and new
development (compared to the 400-buffer proposed). On the northwest corner of Bay
Boulevard and E Street, the basic building height allowed is 60 feet, with two high-rise
residential structures up to 299 feet in height also allowed. The previously approved
Central Resort District provides for a basic building height of 75 feet, with two high-rise
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structures of up to 229 feet, a hotel of up to 100 feet, and a cultural arts facility up to 69
feet in height. A 95-foot high office tower could be located on the southwest corner of
Bay Boulevard and F Street. The remaining mostly industrial-zoned properties south of F
Street are generally designated for a maximum height of 44 feet (Exhibit #9).
The City’s previous plan to construct high rise development on currently vacant parcels,
in a low-density, low-intensity light-industrial environment, next to a wildlife reserve,
was and remains unique for San Diego County. Since that time, over the past nearly 20
years, many members of the environmental community raised serious concerns about the
potential impact build-out of these high density, tall structures would have on the
adjacent Sweetwater Refuge. In particular, the noise, foot traffic, and domestic animals
associated with the intense residential development, could have significant adverse
impacts on the sensitive species at the reserve. Locating multiple high rise buildings so
close to the reserve could also result in a significant number of bird strikes.
Thus, the City, the Port, and the community determined that development of the Chula
Vista Bayfront should be reconsidered and planned comprehensively, looking at the
entire Chula Vista Bayfront, including both Port and City properties, the area around the
Harbor, and the South Bay Power Plant lands. The intent of the CVBMP is to shift the
intensity of development and high rise buildings away from the northern portion of the
bayfront, and away from the natural resources on the southern portion of the bayfront, to
the Harbor District, which is the area most suitable for high-density, high-intensity
development. The various land exchanges described above, particularly the Pacifica land
swap, have been designed to accommodate this shift in intensity away from the
Sweetwater Refuge and into the Harbor District.
The Commission agrees that the Harbor District is unquestionably the most appropriate
location on the bayfront for high-intensity uses. Nevertheless, the heights and intensity of
uses proposed in the current PMPA, are still extraordinary for an area not historically
developed with tall, dense structures. In response to concerns over the bulk and scale of
the proposed development, the PMPA has evolved over the months it has been under
review at the Commission. As now proposed, the Sweetwater District is now almost fully
reserved for low profile, low scale, visitor oriented uses. Under the plan as originally
proposed, a 750-room, 100-foot high hotel was proposed in the Sweetwater District.
While a significant reduction from the 299 feet allowed in the existing plan, 100 feet
would have still been significantly higher than almost any new shoreline development
permitted by the Commission in the San Diego County Coastal Zone outside of
downtown San Diego (the City of Oceanside does have a 140-ft height limit in one area
near the pier). One-hundred foot high buildings on this site would have severely impacted
the existing expansive bay views from E Street and Bay Boulevard. Views from the
nearby Chula Vista Nature Center (recently renamed the Living Coast Discovery Center)
would have been dominated by 100 foot high buildings so close to the Refuge.
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Therefore, after discussion with Commission staff, the Port District revised the PMPA to
propose only low-scale, low-intensity uses on Parcel area S-1, consisting of a RV park
and/or campground with retail, restaurant, or meeting space associated with these uses
also permitted. No structures greater than one story are permitted on this parcel area.
Because this site is adjacent to the proposed park on Parcel area S-2, and across from the
seasonal wetland on Parcel area SP-2, the scale of development in this region will be
low-scale and open, retaining much of the wide-open nature and character of the existing
area. In addition, a view corridor has been established down E Street and partially across
S-1. No structures are allowed within the view corridor (with the exception of minor
view-compatible accessory structures such as fences and, perhaps, tent camping). The
plan also requires 50-foot wide setbacks from E Street to ensure the bay and open sky
views from this street are protected (see attachment Chula Vista Bayfront Development
Policies, Exhibit #5 Sweetwater District Development).
The plan proposes up to 45-foot high commercial recreational development adjacent to
Bay Boulevard between E and F Streets (Parcel area S-3). The existing bay views from
Bay Boulevard are some of the best views of the shoreline from anywhere in the planning
district. Under the existing City LCP, this area was proposed to be completely built out
with the tall, high density structures in the Central Resort District. As proposed, the
structures on this site are expected to partially block existing views across the site.
However, there has also been a view corridor established down F Street that extends onto
a portion of S-3 where no structures are permitted (see attachment Chula Vista Bayfront
Development Policies, Exhibit #5 Sweetwater District Development). Thus, in addition to
views down F Street, the plan requires some views across the site, and from the Cityowned Bay Boulevard Park will be preserved.
The tall buildings proposed in the certified LCP in the Sweetwater District have been
shifted and will now be located in the Harbor District. In this area, the PMPA proposes a
significant increase in intensity of use and heights along the shoreline compared to what
either exists currently, or would be allowed under the existing PMP or Chula Vista LCP.
Most significant is the proposed resort conference center (RCC) on the 38 acre parcel
located along the northern portion of the Harbor District, at Parcel area H-3. As noted, the
parcel would be developed with hotel rooms, up to 415,000 sq.ft. of conference space,
100,000 sq.ft. of restaurant, and 20,000 sq.ft. of retail space. The conference center
building would rise up to 120 feet in height, and the hotel structures could be up to 240
feet high.
The RCC site is located on the portion of the bayfront that is closest to the water (that is,
not separated from the bay by the existing marina), and its western edge is approximately
372 feet from the shoreline. The expanded Harbor Park would be bayward of the site.
While this site is proposed to be built out at a very high intensity and bulk and scale, the
Port has incorporated a number of mitigating measures into the project design.
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The bayward portion of the RCC is proposed to be developed with a mix of open plaza
and specialty shopping village-style retail structures no more than 35 feet in height. All
structures must include retail or restaurant uses on the ground floor, while conference
rooms or other uses associated with the hotel or conference center may be located on the
upper level. The bayward portion of the site to a depth of approximately 440 feet inland
of the parking site (excluding E Street), will include a public esplanade with pedestrian
paths and bikeways, landscaping, public art, and other pedestrian friendly features (see
(see attachment Chula Vista Bayfront Development Policies, Exhibit #4 Resort
Conference Center). A minimum of 40% of this portion of the site will be open plaza,
seating, (including seating for cafés), public art, and landscaping. Uses such as vendor
carts, bicycle rentals, etc., may also be located in this area. Alternatively, E Street could
be relocated further inland and additional esplanade uses or parkland could be located on
the bayward side of the street.
In either case, the placement of lower-scale, pedestrian friendly structures will help break
up the façade of structures and ensure there is sufficient open space to offset any
impression that the conference center/hotel resort buildings are “looming” over the
shoreline or public park or walling off the bay. The inland portion of Parcel H-3 will be
developed with high-intensity hotel and conference center structures. While the heights
proposed for this area are significant (the conference facility height is limited to a
maximum of 120 feet, the hotel structures can be no more than a maximum of 240 feet),
as proposed, the tallest buildings will be located over 800 feet from the shoreline. The
design for the structures is required to avoid east-west monolith massing and must
include architectural articulation to avoid the appearance of a solid mass of building. In
addition, the hotel structures cannot result in lot coverage exceeding 30% of the inland
half of the parcel. Furthermore, the resort hotel/conference center will be located on the
north side of H Street, which will be a newly created street end view corridor. Buildings
on the RCC will be set back a minimum of 50 feet from H Street to ensure views to the
bay are maintained.
The tallest buildings proposed in the CVBMP would be located on Parcel area H-23,
where a 300 foot tall hotel tower is proposed, with retail and cultural uses (such as
maritime related museums) up to 65 feet in height. H-23 is located next to the City’s
Pacifica development which consists of 11 residential and commercial towers up to 200
feet in height. Both H-23 and the Pacifica buildings (discussed in greater detail in the
LCPA staff report) will be directly across from the harbor. Just inland of the H-23 hotel, a
155-foot high mixed use/office commercial recreation and parking garage is proposed.
There is no doubt that the proposed high rise development in both the Port and the City
will profoundly change the character and nature of the Chula Vista Bayfront. The
CVBMP proposes heights and densities that will convert a mostly undeveloped, fairly
natural, lightly trafficked area into a compact but intense “downtown” environment.
However, as noted, the plan has been specifically designed so that as a result of
concentrating development in the Harbor District, the Sweetwater and Otay Districts will
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be preserved for low intensity uses most compatible with the adjacent wildlife reserves.
The Harbor District will have a mix of retail, restaurant, visitor-serving, cultural, open
space, and recreational uses, that will draw people to the shoreline and (on City of Chula
Vista property), a large residential population to help support these public and private
facilities year round. The high density is expected to create a highly active, lively
destination, as well as a walkable, pedestrian and visitor friendly community. As
described in further detail below under the findings for Public Access & Recreation,
shuttle service will be provided through the CVBMP and connecting to inland Chula
Vista, to reduce traffic impacts and reliance on private automobiles. Mass transit requires
a fairly high level of density and compact development to be feasible and successful.
Mitigation measures have been built into the PMPA to minimize the visual impacts of the
development. Policies in the plan require that any large scale project (greater than two
stories in height) must incorporate design techniques such as articulated facades,
distributed building massing, horizontal banding, stepping back of buildings, and varied
color schemes to separate the building base from its upper elevation, as well as color
changes such that vertical elements are interrupted and smaller scale massing
implemented. These plans shall be implemented for large project components to diminish
imposing building edges, monotonous facades and straight-edge building rooflines and
profiles, and to avoid the appearance or effect of “walling off” the bayfront. As
mentioned, view corridors with specific building setbacks have been identified and
protected at E Street, F Street, H Street, and J Street, Bay Boulevard between E and F
Streets, on Marina Parkway, and G and L Streets (in the City of Chula Vista). Prior to
approval of development in the Otay District, the specific views corridors of the bayfront
from Bay Boulevard will be identified and preserved.
In addition to mitigating the impacts of the bulk and scale of the proposed high rise
buildings, the PMPA includes provisions to ensure the new buildings proposed around
the harbor, between the bay and Marina Parkway/H Street, do not block views towards
the water. Traditionally, the Commission has limited the heights of buildings
immediately adjacent to the shoreline, because of the potential for blocking views from
surrounding streets. For example, in the Port’s northern embarcadero area in downtown
San Diego, building heights for accessory structures along the shoreline are limited to 12
feet in most cases, with one 25 foot high building permitted. Building heights for
structures in the shoreline esplanade area in the approved North Embarcadero Visionary
Plan permit are no more than 18 feet high.
Buildings proposed between the shoreline and the first public roadway in the CVBMP
include various harbor-related and commercial recreational structures, and a new ferry
structure. As originally proposed, buildings around the marina could have been as high as
30 feet, buildings in the Otay District RV Park/campground had a maximum height of 35
feet, and the new ferry terminal could have been as high as 40 feet. The Port surveyed the
building heights for the existing buildings around the marina, which include a restaurant
34 feet in height (with a 45 foot high clock tower), a 31 foot high pavilion at the yacht

Port Master Plan Amendment #6-PSD-MAJ-41-11
Page 22

club, and marina support facilities ranging from 14 to 25 feet in height. Thus, there is a
pattern of development in this area that supports somewhat higher buildings that have
typically been allowed in the downtown San Diego Embarcadero. Nevertheless, allowing
buildings that tower over the shoreline could create a “tunnel effect” along the street.
This is particularly relevant along Marina Parkway, since the inland side of Marina
Parkway will have the 300 foot high hotel and residential towers up to 200 feet high.
Keeping buildings on the shoreline side of the street low-scale will keep views of the bay
and marina open to light and sky and minimize the overall imposition of buildings
immediately on the waterfront.
Therefore, the PMPA as now proposed limits heights for buildings between the bay and
the first public roadway to 25 feet, or up to 30 feet for mechanical equipment or
architectural features. The PMPA also identifies and protects view corridors
approximately every 500 feet along Marina Parkway, so complete blockage of the marina
views cannot occur (see Exhibit #6). These views have been designed to line up with
view corridors established across the City’s Pacifica project and the existing development
west of Bay Boulevard. The height limits and the required view corridors will ensure that
public views to the bay and marina are preserved from surrounding roadways.
In addition, throughout the planning area, signs must be designed and located to
minimize impacts to visual resources and be visually compatible with surrounding areas
and protect scenic views. Permitted monument signs shall not exceed eight feet in height,
free-standing pole or roof signs are prohibited, and permanent advertising signs and
banners are prohibited on public beaches and in beach parks.
In summary, the PMPA envisions a fundamental change in the visual quality and
community character of the Chula Vista Bayfront by allowing multiple high-rise
buildings along the shoreline in an area that is mostly undeveloped. However, the
CVBMP was undertaken as a comprehensive planning effort by the Port and the City of
Chula Vista for a more than 500-acre area specifically so that the approved high intensity
development plans could be transferred away from environmentally sensitive areas to a
more appropriate location. Because the area is being planned comprehensively, high
density development will be concentrated in one central area with limited natural
resources, with other areas left more open. New view corridors to the bay are being
established, building setbacks from public streets are required, limits on buildings sizes
have been set, and public parks, plazas, and public open space have been incorporated
into the plan. The RCC development adjacent to the shoreline park will be set back on the
site and pedestrian scale structures and amenities will be provided closest to the bay. All
large-scale buildings must be designed to minimize the impacts of bulk and scale by
incorporating varied facades and other architectural techniques. Therefore, as proposed,
the PMPA can be found consistent with the visual protection and community character
policies of Chapter 3 of the Coastal Act.
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2.

Public Access & Recreation

The following Coastal Act policies are relevant and applicable:
Section 30210
In carrying out the requirement of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and
recreational opportunities shall be provided for all the people consistent with
public safety needs and the need to protect public rights, rights of private property
owners, and natural resource areas from overuse.
Section 30211
Development shall not interfere with the public's right of access to the sea
where acquired through use or legislative authorization, including, but not limited
to, the use of dry sand and rocky coastal beaches to the first line of terrestrial
vegetation.
Section 30212
(a) Public access from the nearest public roadway to the shoreline and
along the coast shall be provided in new development projects except where:
(1) it is inconsistent with public safety, military security needs, or the
protection of fragile coastal resources,
(2) adequate access exists nearby, or,
[...]
Section 30252
The location and amount of new development should maintain and
enhance public access to the coast by (1) facilitating the provision or extension of
transit service, (2) providing commercial facilities within or adjoining residential
development or in other areas that will minimize the use of coastal access roads,
(3) providing nonautomobile circulation within the development, (4) providing
adequate parking facilities or providing substitute means of serving the
development with public transportation….
Section 30253
New development shall do all of the following:
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…
(d) Minimize energy consumption and vehicle miles traveled.
….
Section 30708
All port-related development shall be located, designed, and constructed
so as to:
…
(d) Provide for other beneficial uses consistent with the public trust,
including, but not limited to, recreation and wildlife habitat uses, to the extent
feasible.
….
The proposed PMPA includes many roadway improvements that are expected to maintain
or increase public access and circulation to and within the CVBMP. In the Sweetwater
District, E Street would be realigned and extended. A new pedestrian bridge and bike
path would be built over the inlet that flows into the F & G Street Marsh to provide
continuous access and link parklands. F Street/Lagoon Drive would terminate in a new
cul-de-sac, and a new F Street segment would be constructed. The abandoned segment of
the existing F Street would remain in place but would be accessible to only emergency
vehicles, pedestrians, and bicycles. The realignment of Gunpowder Point Drive and a
new parking lot for the Chula Vista Nature Center are also proposed. A public waterfront
promenade would be constructed all along the shoreline, and new bicycle paths, including
an extension of the Bayshore Bikeway, are included in the plan.
In the Harbor District, E and H Streets would be extended and H Street would serve as
the primary entry to the RCC. J Street/Marina Parkway and Marina Way would be
realigned. Bay Boulevard would remain open. A newly constructed Street A and Street C
would also provide access to new development in the Harbor District. All proposed
roadway improvements in the Harbor District would occur in Phase I. In the Otay
District, a new Street A and Street B would be built during Phase III to accommodate the
new uses. No other roadways in the Otay District are proposed.
Intersections throughout the project site and off site would be improved during all phases
of the CVBMP. These improvements would include through lanes and turning lanes, allway and two-way stop-controlled intersections, and traffic signals. In addition, the project
proposes enhanced pedestrian access within developed and open space areas, enhanced
public access to the waterfront, and a bikeway loop connecting the Bayshore Bikeway
with the various elements of the PMPA.
All of the Phase I Signature Park improvements (including development of Parcel S-2,
within the Transition Buffer Areas and Limited Use zones of Parcel SP1, and the fencing
of the No Touch Buffer Area of Parcel SP1) must be completed prior to the issuance of
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Certificates of Occupancy for projects developed on either the RCC site (Parcel H-3) or
the hotel on Parcel H-23.
Compared with the existing industrial uses, the uses proposed in the PMPA will
substantially improve public access and recreational opportunities in the Chula Vista
bayfront area, including the proposed new parks, RV/camping areas, commercial retail
and recreation, visitor amenities, and the new dock. In general, all uses will be required to
provide adequate parking; however, in the Harbor District, typical parking requirement
standards for high intensity uses may be reduced if it can be demonstrated that the use
will be adequately served by alternative transit.
Nevertheless, the scale and density of development proposed in this amendment request
raises the potential for adverse impacts upon traffic that could impede public access. The
traffic impacts of most concern are those at the shoreline access corridors E, H, and J
Streets. The Commission is also concerned that development of the Chula Vista Bayfront
could result in pressure to expand Interstate 5 or SR 54 in a manner that would result in
impacts to the wetland resources around the Sweetwater Refuge or Channel.
In response to traffic concerns, a detailed traffic study was prepared for the EIR
associated with the CVBMP. The traffic analysis determined that all of the impacts to
road segments and intersections could be mitigated to a level less than significant with
the required road upgrades, with the exception of impacts to I-5 all along the eastern
border of the CVBMP in both directions during AM and PM peak segments, and the E
and H Street intersections affected by the at-grade trolley crossings could experience
significant delays.
To address these impacts, the PMPA includes public access and circulation improvement
measures that will help reduce the impact of traffic congestion on coastal access. Most
significantly, the Public Access Plan requires implementation of a shuttle service that will
service the master plan area with a key focus on connecting general users to and from:
downtown areas east of I-5, the resort conference center, the City’s residential project,
park areas, and existing trolley stops. Fees for the shuttle are anticipated to be in line with
other public transit services. The Public Access Plan specifically requires that the shuttle
system shall be designed with the following design considerations:
1. Ensure that it has fewer stops than a conventional bus and is located as close as
possible to the major traffic generators.
2. Plan the general route of the transit shuttle to travel along Third Avenue between
F Street and H Street, along F Street between Woodlawn Avenue and Third
Avenue, along Woodlawn Avenue between E Street and F Street, along E Street,
Marina Parkway, Street C, and Street A within the Bayfront development area,
and along H Street between the Bayfront and Third Avenue
3. Plan the route to operate as a two-way loop with stops in both directions.
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4. Plan for shuttles to initially run every 15 minutes.
5. Consider a private shuttle system to transport employees between the H-18
parking structure and the H-3 parcel in the Harbor District.
Shuttle service is required to be phased concurrent with development. At a minimum,
service must be provided upon the issuance of certificate of occupancy for either the
Port’s H-3 resort conference center hotel or the City’s 500th residential unit. Additional
stops will be provided at the Signature Park, the Recreational Vehicle Park, parking
structure, and the park in Otay District, as these uses are developed. The proposed
Development Policies also contain a number trip demand reduction strategies, such as
promoting ride sharing policies; providing public transit incentives, such as free or lowcost monthly transit passes; requiring bicycle parking; instituting telecommute work
programs; and providing education and information to residents and visitors about public
transportation.
In numerous past actions, including the Commission’s action adopting the City’s existing
LCP, the Commission has found that the generation of traffic that has peaks at the
morning and evening commuter peaks is not likely to result in significant impacts to
coastal visitor access, demand for which peaks on the weekend and on holidays. The
PMPA includes numerous and substantial new coastal access and recreational amenities,
along with mitigation measures to help reduce the traffic and circulation impacts
associated with the high-priority visitor-serving uses proposed in the Plan.
With regard to future impacts resulting from the expansion of I-5 or SR-54, the Port and
the City have committed to participate in a multi-jurisdictional effort conducted by
Caltrans and SANDAG to assist in developing a detailed I-5 corridor-level study that will
identify transportation improvements along with funding, including federal, state,
regional, and local funding sources, and phasing that would reduce congestion and
improve traffic management consistent with Caltrans standards on the I-5 South corridor
from the SR-54 interchange to the Otay River. The I-5 corridor segment lies within the
City of Chula Vista’s LCP planning area, and any alterations to the I-5 segment or
associated improvements that would potentially impact wetlands or ESHA must be for
incidental public services or resource dependent to be consistent with the Coastal Act
and, must first be reviewed and approved by the Commission as an LCP amendment.
Review of any such amendment would require a detailed alternatives analysis that looked
at ways in which the project could be redesigned or downsized to avoid environmental
impacts. Approval of this PMPA does not authorize any future expansion of I-5 or SR-54.
Therefore, the Commission finds that overall, with respect to traffic generated by the
proposed development under the PMPA, the proposed density and intensity will not
result in inconsistencies with Chapter 3 policies.
In addition to the improvements to public access, the plan also includes numerous public
and commercial recreational projects and improvements. There are two large parks
proposed; the approximately 21-acre “Signature Park” in the Sweetwater District, and the
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24 acre “South Park” in the Otay District. Due to their adjacency to the wildlife refuges,
both of these parks will be passive-use parks; that is, typical park uses such as picnic
areas, trails, informal gatherings, restrooms, tot lots, shade structures, etc. are all
permitted, but no concerts, festivals, or other events requiring park event permits may
occur.
Active park area will be located at the proposed Harbor Park, an expansion of the existing
Bayside Park. This area, which is immediately bayward of the proposed RCC, has been
designed to accommodate, in addition to all of the passive park uses, organized group
events, amplified sound equipment, and special events. In response to community input,
the original width of Harbor Park has been expanded by approximately 50 feet in width,
for a total width of 372 feet, through relocating the proposed E Street further inland onto
the RCC site (see attachment Chula Vista Bayfront Development Policies, Exhibit #4,
Resort Conference Center). The revised park is expected to be able to have sufficient
capacity for a variety of community events and will serve as an active destination point
for both visitors and residents.
The PMPA would also significantly increase the amount of visitor-serving commercial
designated land, from approximately 39 acres to 130 acres. The majority of the existing
land use designation in the planning area is Industrial Business Park, and these areas are
being converted to Commercial Recreation, and the planning area itself will increase
significantly in size. Commercial recreational uses proposed in the plan include
RV/Camping areas (discussed in greater detail below under 3. Protection of Priority
Uses), commercial recreation/marine related offices development on S-3 and H-18, two
hotels and associated retail development, and the visitor-serving retail around the harbor.
In order to ensure commercial recreational facilities are inviting to the public, policies
require that open spaces integrated into the hotels must include activating uses such as
restaurants, outdoor sitting and dining areas and retail shops, which would be open to the
public as well as hotel patrons. Public access and other path-finding signage should be
placed at strategic locations throughout the hotel complexes and to guide guests and
visitors to and from public use areas, shops and restaurants, restrooms, and other
facilities. To help integrate all publicly accessible areas and provide convenience and low
cost services for the general public, the ground floor of the hotel developments and
associated outdoor areas are expected to contain a variety of pedestrian-oriented
amenities, which may include reasonably priced restaurants, newspaper stands, outdoor
cafés with sit down and walkup service, informational kiosks, ATMs, public art or gift
shops easily accessible to the general public, not only hotel guests.
In particular, the design of the RCC is required to provide a strong public interface with
the adjacent Harbor and Sweetwater Parks by including publicly accessible areas with
visitor-serving, convenience and low cost services for the general public. As described
above, the west side of the site will have a variety of pedestrian-oriented amenities and
activating uses, such that the public will feel welcome on the site and encouraged to
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connect to public promenades and other public amenities in the park areas or along H
Street and Marina Parkway. Other public amenities that may be provided at various
locations around both of the proposed hotel projects include public wireless connectivity,
drinking fountains, bike racks, horticultural interpretive labels on landscape elements,
educational and historic plaques/displays, and dog drinking fountains. These elements
represent public recreational opportunities and will encourage access to and around the
development.
In summary, the PMPA provides for a significant amount of new development, and this
new development is expected to contribute to the heavy traffic loads on I-5, particularly
during peak commuter periods. However, the plan will also create significant new public
access and recreational opportunities, including new roadway, pedestrian and bicycle
paths, a shoreline promenade, RV/camping sites, hotels, retail, restaurants, and a new
pier. The pedestrian pathways are required to be constructed concurrently with adjoining
or adjacent development within the districts, and open prior to or concurrent with
occupancy of the first use within each district. These uses are expected to significantly
increase the number of people who visit and use the bayfront.
In addition, by providing, in conjunction with the City of Chula Vista, a dense mix of
visitor-serving commercial, public recreational, and residential uses, walking will be
encouraged. Other mitigation measures such as the new public shuttle service will
facilitate access and lessen reliance on personal vehicles to access the coast. Therefore,
the proposed project is consistent with the applicable public access and recreation
policies of Chapters 3 and 8 of the Coastal Act.
3.

Protection of Priority Uses

The following Coastal Act policies are relevant and applicable:
Section 30213
Lower cost visitor and recreational facilities shall be protected,
encouraged, and, where feasible, provided. Developments providing public
recreational opportunities are preferred.
Section 30220
Coastal areas suited for water-oriented recreational activities that cannot
readily be provided at inland water areas shall be protected for such uses.
Section 30221
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Oceanfront land suitable for recreational use shall be protected for
recreational use and development unless present and foreseeable future demand
for public or commercial recreational activities that could be accommodated on
the property is already adequately provided for in the area.
Section 30223
Upland areas necessary to support coastal recreational uses shall be
reserved for such uses, where feasible.
Section 30224
Increased recreational boating use of coastal waters shall be encouraged,
in accordance with this division, by developing dry storage areas, increasing
public launching facilities, providing additional berthing space in existing
harbors, limiting non-water-dependent land uses that congest access corridors and
preclude boating support facilities, providing harbors of refuge, and by providing
for new boating facilities in natural harbors, new protected water areas, and in
areas dredged from dry land.
Section 30234
Facilities serving the commercial fishing and recreational boating
industries shall be protected and, where feasible, upgraded. Existing commercial
fishing and recreational boating harbor space shall not be reduced unless the
demand for those facilities no longer exists or adequate substitute space has been
provided. Proposed recreational boating facilities shall, where feasible, be
designed and located in such a fashion as not to interfere with the needs of the
commercial fishing industry.
Section 30234.5
The economic, commercial, and recreational importance of fishing
activities shall be recognized and protected.
Section 30255
Coastal-dependent developments shall have priority over other
developments on or near the shoreline. Except as provided elsewhere in this
division, coastal-dependent developments shall not be sited in a wetland. When
appropriate, coastal-related developments should be accommodated within
reasonable proximity to the coastal-dependent uses they support.
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Section 30708
All port-related developments shall be located, designed, and constructed
so as to:
(a) Minimize substantial adverse environmental impacts.
(b) Minimize potential traffic conflicts between vessels.
(c) Give highest priority to the use of existing land space within harbors
for port purposes, including, but not limited to, navigational facilities, shipping
industries, and necessary support and access facilities.
(d) Provide for other beneficial uses consistent with the public trust,
including, but not limited to, recreation and wildlife habitat uses, to the extent
feasible.
(e) Encourage rail service to port areas and multicompany use of
facilities.
The PMPA provides for the development of a variety of high-priority uses, including
public parks, hotels, and commercial recreational uses. However, there are specific
concerns with the plan’s potential impact to lower cost overnight accommodations, the
preservation of marine-related industrial uses, and the preservation of lower cost boating
opportunities.
A.

Lower Cost Overnight Accommodations

The proposed PMPA would allow for the construction of between 3,100 and 3,500 hotel
rooms in the Port (over 3,100 would require additional environmental review), and 250
new hotel rooms in the City. While it is not known at this time what the hotel rates will
be, it is reasonable to anticipate the room rates in the newly constructed hotels would be
moderate to high in cost.
Section 30213 of the Coastal Act requires that lower cost visitor and recreational
facilities be protected and retained, encouraged, and where feasible, provided. The
Commission has the responsibility to both protect existing lower-cost facilities, and to
ensure that a range of affordable facilities be provided in new development along the
coastline of the state. In light of current trends in the marketplace and along the coast, the
Commission is increasingly concerned with the challenge of providing lower-cost
overnight accommodations consistent with the Coastal Act. Recent research in a
Commission workshop concerning hotel-condominiums showed that only 7.9% of the
overnight accommodations in nine popular coastal counties were considered lower-cost.
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Although statewide demand for lower-cost accommodations in the coastal zone is
difficult to quantify, there is no question that camping and hostel opportunities are in high
demand, and that there is an on-going need to provide more lower-cost and even
affordable (mid-range) opportunities along California’s coast. For example, the Santa
Monica hostel occupancy rate was 96% in 2005, with the hostel being full more than half
of the year. State Parks estimates that demand for camping has increased 13% between
2000 and 2005. Nine of the ten most popular State campgrounds are along the coast.
When exclusive visitor accommodations are located on the waterfront, they occupy area
that would otherwise be available for lower cost visitor and public recreational facilities.
The problem with exclusivity of shoreline accommodations has become increasingly
acute throughout California. The particular distinction in the subject case is that the site
is publicly owned land held in trust by the Port District. The Port District has the ability
to ensure the provision of lower-cost overnight facilities in a way that is much more
difficult for the Commission or local governments to accomplish when regulating
development of privately owned land. Lower-cost overnight facilities can and should be
provided and encouraged along San Diego Bay. There is a place for higher-end facilities
in the Port District, but it should be as one component of a wide range of overnight
accommodations available to serve all segments of the population, to ensure the shoreline
is available to everyone.
Currently, there are no lower-cost motels or hostels anywhere on San Diego Port District
tidelands. Even transient boat mooring rates in San Diego Bay have increased
substantially in recent years. Upland of the Port’s jurisdiction, in the City of Chula
Vista’s coastal zone, there is only one existing hotel (the Good Nite Inn on Bay
Boulevard, which is a lower-cost accommodation). However, the Coastal Zone is fairly
narrow in this region, and there are many overnight accommodations located just inland
of the City’s Coastal Zone. The Port and the City of Chula Vista have submitted a survey
for the south bay region indicating that there are approximately 1,208 lower-cost hotel
and motel rooms in the City of Chula Vista within 3-4 miles of the Chula Vista Bayfront.
Including the near shore areas of National City and Imperial Beach, the study determined
that there are over 3,000 lower cost rooms available. Thus, while they are not on the
City’s bayfront, there is a large quantity of affordable accommodations in the nearby
area.
When no lower cost units are proposed as part of a project or plan amendment that
involves the construction of new overnight accommodations, the Commission has
typically required mitigation to ensure a range of accommodation rates are made
available to visitors. If development cannot provide for a range of affordability on-site,
the Commission requires off-site mitigation.
However, as noted, unlike many coastal cities, Chula Vista does have an abundance of
existing lower cost accommodations within close access to the coast. The proposed
PMPA will not result in the removal of any of these existing lower-cost hotel rooms, but
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will rather significantly increase the overall availability of (moderate to high cost) rooms
in the bayfront area.
In order to ensure that a range of accommodations continue to be available in the region,
policies in the PMPA require that where a new hotel or motel development would consist
of entirely high cost overnight accommodations, after thorough consideration of a
supply/demand analysis within the Chula Vista Master Plan and South Bay area, in-lieu
fees or comparable mitigation may be required as a condition of approval for a coastal
development permit. High cost is defined as those hotels with daily room rates 25%
higher than the statewide average for coastal areas. Any such mitigation payment would
be for providing funding for the establishment of lower cost overnight visitor
accommodations within the City of Chula Vista or South Bay coastal area.
In addition, policies require that once lower or moderate cost accommodations are
developed within the CVBMP, for example on Parcel area S-1, which is designated for
development of an RV Park/campground, these units must be protected from removal or
conversion to higher cost accommodations. If removal or conversion of lower or
moderate cost overnight accommodations is proposed in the District, the inventory must
be replaced with units that are of comparable cost with the existing units to be removed
or converted. The District must proactively work with hotel/motel operators and offer
incentives to maintain and renovate uses rather than replace these properties.
If replacement of lower or moderate cost units is not proposed (either on-site or
elsewhere in the Port or Chula Vista within 5 miles of the coast), then the new
development shall be required to pay, as a condition of approval for a coastal
development permit, a mitigation payment to provide significant funding for the
establishment of lower cost overnight visitor accommodations within Chula Vista,
preferably, or within the South Bay, for each of the low or moderate units
removed/converted on a 1:1 basis. Other policies in the PMPA include a prohibition on
Limited Use Overnight Visitor Serving Accommodations (i.e., fractional ownership
condominium hotels and timeshares).
The CVBMP does include another source of lower-cost overnight accommodations that
are unique in the San Diego Port District—the existing 237-space Chula Vista RV Resort.
This RV park is a highly used facility adjacent to the existing shoreline park and marina
that provides lower-cost, transient overnight accommodations currently located less than
200 feet from the waterfront. As proposed, this RV park would be replaced by the Resort
Conference Center, and a replacement 237 space RV park built in either the Otay or
Sweetwater District. However, the RCC is expected to be one of the first projects
undertaken in the CVBMP, while the permanent replacement RV park site may not be
developed until many years later, particularly if the removal and remediation of the
power plant is required.
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Thus, as originally proposed, there could have been a significant temporal loss of a
unique high priority visitor-serving use in the Chula Vista Bayfront. At one point, Port
had suggested that the RV park could be temporarily replaced somewhere in the South
Bay area, outside of the CVBMP, until the Otay District site was available. At that time,
there would be the possibility that the temporary RV site could be made permanent, and
the Otay facility would also be constructed, thereby doubling the amount of RV spaces in
the South Bay region.
However, no South Bay site has been identified at this time. Given the scarcity of
available waterfront land, it is likely that any replacement site outside of the planning
area would not be on the shoreline, and would most likely be located outside of the
Coastal Zone in an area without the scenic amenities currently available at the Chula
Vista RV site. Additionally, there was no time limit on when the replacement site would
have to be made available.
However, given the size of the CVBMP area and the long-term phasing during which
development will occur in the planning area, there is adequate room to temporarily
relocate the RV site elsewhere in the CVBMP if a permanent site is not available prior to
removal of the existing RV park. Therefore, the Port District revised its original proposal
to require that in the event the replacement park cannot be opened to visitors prior to
closing the existing RV Park, an interim site with an equivalent number of RV sites shall
be established and opened elsewhere with the CVBMP, at Parcel area S-1, H-23, or
elsewhere in the Otay District.
Although the plan only specifically requires development of the replacement RV park,
Parcel S-1 in the Sweetwater District and Parcels O-3B/O-3A in the Otay District have
both been designated in the plan for RV/Camping sites. Thus, the potential exists that
additional RV/camping facilities will be developed in the future beyond that required to
replace the existing RV park. It is important that every effort be made to develop these
sites with a range of low-cost overnight facilities to serve the segment of the population
that may not be able to afford the higher-end hotels proposed in the plan area, or who
simply wish to enjoy the scenic beauty of the bayshore in more rustic accommodations.
To serve the widest range of people, wherever feasible, new campground facilities should
accommodate both recreational vehicles and tent camping.
At the time the replacement RV park is designed, either as a permanent or temporary
facility, the feasibility of providing both RV and tent camping in the development should
be analyzed. The S-1 site, for example, clearly has some constraints on how and where
development can occur on the site, due to the need to protect the Sweetwater Refuge from
domestic animals that often accompany campers, and the prohibition on most structures
within the view corridor established on Parcel area S-1. However, fencing can be
designed to protect the Reserve, and while no structures such as restrooms or kiosks
would be permitted within the view corridor, limited fencing and perhaps tent camping
could be located in the view corridor, as long as it is designed in an attractive manner and
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allows views through and across the site. These constraints and opportunities must be
considered with any development proposal on the RV/camping designated sites.
In summary, although most of the accommodations proposed in the plan are expected to
be higher cost, the Chula Vista region currently includes many lower cost overnight
accommodations. As proposed, the plan preserves the existing lower-cost
accommodations at the RV park, and allows for the expansion of new lower-cost
accommodations in the plan at S-1 and O-3B/O-3A. Therefore, the PMPA can be found
consistent with the Coastal Act policies protecting and promoting lower-cost recreational
facilities.
B.

Marine-Related Industrial Uses

Section 30708(c) of the Coastal Act gives the highest priority to the use of existing land
space within harbors for port purposes, such as navigational facilities, shipping industries,
and necessary support and access facilities. Section 30708(d) of the Coastal Act provides
for the accommodation, to the extent possible, of other public trust uses such as
recreation and wildlife habitat. Section 30708(e) of the Coastal Act requires all portrelated development to minimize substantial environmental effects. All three of the
above policies should be considered along with the underlying objectives of Sections
30705 and 30706 of the Coastal Act which are to minimize fill of coastal waters to only
that necessary for specific port-related uses and to minimize harmful effects to coastal
resources. Therefore, adequate existing land area should be reserved for port-related
purposes so as to avoid the need for additional fill of coastal waters to accommodate
future demand for such facilities.
The overall amount of Marine Related Industrial in the PMP will be reduced by 3.5 acres,
because the only existing Marine Related Industrial designated land in the Chula Vista
Bayfront Planning District is being removed. That area consists of a small strip of land
adjacent to the water alongside the South Bay Power Plant. It is being redesignated to
Open Space and Wetlands. As previously noted, there is also 9.7 acres of existing Marine
Sales and Service designated land in the D Street Fill Area, which is being redesignated
as Habitat Replacement. These redesignations are consistent with the resources in those
locations.
The Chula Vista Bayfront is also the location of the Marina Group Boat Works ship
repair facility. The boatyard is located on the north side of the western terminus of G
Street, on the border of the Sweetwater and Harbor Districts. In December 2001, the
Commission approved PMPA #32, converting the land use designation of the leasehold
housing what was then known as South Bay Boat Yard ship repair facility from “MarineRelated Industrial” to “Commercial Recreation,” “Habitat Replacement,” and
“Promenade.” A 1.8 acre portion of the water use area was also changed from
“Specialized Berthing” to “Wetlands.”
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At that time, the Port District submitted a variety of studies examining the demand for
ship building and repair facilities. Based on those studies, it concluded that due to parcel
size, inadequate water depths to accommodate contemporary vessel sizes, the changed
boat/ship building and repair market conditions, and the adjacency to the U.S. Fish and
Wildlife Sweetwater Marsh National Wildlife Refuge, the South Bay Boat Yard did not
constitute a feasible marine-related industrial site. The Commission concurred with these
findings; however, due to the fact that the submitted studies also indicated current boat
yards were at or near capacity, the Commission required that an alternative replacement
boatyard be identified prior to redevelopment of the subject leasehold.
The text of the existing PMPA states:
The parcels formerly designated as Marine Related Industrial are envisioned to be
part of a future redevelopment project which is planned to be compatible with the
surrounding conservation land uses. The public promenade will be extended along
the entire water frontage of the Commercial Recreation site. The existing boatyard
use may continue to operate until the site is redeveloped to a conforming
Commercial Recreation use. Prior to redevelopment, additional boat repair
capacity will be identified.
The Commission further found that “…the Port has added language to the PMPA which
indicates that prior to redevelopment of the subject site, additional boatyard capacity will
be identified. The Port has concluded there are sites available to meet potential future
demand in the South Bay; therefore, with the proposed language, it is assured an
alternative site will be identified to meet the demand at the time the subject site
redevelops to a use other than the existing boat yard. Additionally, the redevelopment
project for the subject site will require a port master plan amendment and additional
environmental review which will assure the demand and supply of the existing boat yard
market will be thoroughly assessed at that time.”
Originally, the Port had proposed adding several new commercial recreation projects to
the project list for the area currently occupied by the boatyard, including a community
boating center/yacht club and a new 200-slip recreational marina, since a reduction in 200
slips was anticipated to occur with the proposed revisions to the existing Chula Vista
marina. However, while the PMP requires that the demand for and potential relocation of
the uses at the boatyard site be determined prior to redevelopment of the site, the use on
the boatyard site is expected to remain in operation for at least another decade. A demand
and land availability study done at this time in association with the proposed PMPA
would likely not be accurate or useful by the time the boatyard site might be available for
redevelopment.
Therefore, the Port decided to remove the boating center, a new recreational marina next
to the boating center, and the removal/relocation of 200 slips from the existing marina to
the new recreational marina, from the project list. These projects are no longer proposed
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as part of the subject PMPA. If redevelopment of the shipyard is contemplated in the
future, it will require a future Port Master Plan Amendment and a up-to-date recent ship
repair demand study. Therefore, marina-related industrial uses will be protected
consistent with the Coastal Act requirements.
C.

Lower-Cost Boating Opportunities

As cited above, Coastal Act policies require, among other things, that facilities serving
the commercial and recreational boating industries shall be protected and, where feasible,
upgraded. Further, the Coastal Act requires that existing commercial fishing and
recreational boating harbor space shall not be reduced unless the demand for those
facilities no longer exists or adequate substitute space has been provided. In addition, the
policies encourage the increased recreational boating use of coastal waters by, among
other things, developing dry storage areas, increasing public launching facilities, and
providing additional berthing space in existing harbors.
As noted, the reconfiguration originally included a 200 slip reduction in the number of
slip spaces at the marina, which was to be relocated in a new marina. Although this is no
longer proposed, the project includes reconfiguration of the existing docks at the Chula
Vista Marina. The goal of the reconfiguration, and ultimately, the reduction in the
number of slip spaces, is to create an approximately 4-acre open water area, which is
intended to enhance boating activity on the water by accommodating ferry loading and
unloading, water taxis, dinner boats, harbor cruises, visiting historic vessels, and boat
rentals. However, either a reduction in the total number of slips available to boaters or a
reduction in the number of slips under 35 feet raises concerns that with the loss of smaller
slips, lower-cost recreational boating opportunities may be diminished.
The CVBMP Development Policies include the following requirement:
Prior to approval of any changes in the slip size or distribution, the Port will
undertake an updated comprehensive boater use, slip size, and slip distribution
study which is no more than five years old for each dock redevelopment project
that affects slip size and distribution of slips, to assess current boater facility
needs within the individual project and the Harbor as a whole. The Port will
continue to provide a mix of small, medium and large boat slips based on updated
information from the comprehensive study with priority given to boats less than
25 ft. in length and a goal of no net loss in number of slips harbor wide. Should
future projects propose reducing the number or proportion of small slips for boats
25 ft. or less within the marina, a Port Master Plan amendment will be required.
This policy will ensure that high-priority lower-cost boating recreational opportunities are
protected, and that any future proposal to reduce these opportunities will be analyzed and
reviewed by the Commission. Therefore, the PMPA as proposed can be found consistent
with the priority use protection policies of the Coastal Act.
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4.

Biological Resources

The following Coastal Act policies are relevant and applicable:
Section 30230
Marine resources shall be maintained, enhanced, and where feasible,
restored. Special protection shall be given to areas and species of special
biological or economic significance. Uses of the marine environment shall be
carried out in a manner that will sustain the biological productivity of coastal
waters and that will maintain healthy populations of all species of marine
organisms adequate for long-term commercial, recreational, scientific, and
educational purposes.
Section 30231
The biological productivity and the quality of coastal waters, streams,
wetlands, estuaries, and lakes appropriate to maintain optimum populations of
marine organisms and for the protection of human health shall be maintained and,
where feasible, restored through, among other means, minimizing adverse effects
of waste water discharges and entrainment, controlling runoff, preventing
depletion of ground water supplies and substantial interference with surface water
flow, encouraging waste water reclamation, maintaining natural vegetation buffer
areas that protect riparian habitats, and minimizing alteration of natural streams.
Section 30233
(a) The diking, filling, or dredging of open coastal waters, wetlands,
estuaries, and lakes shall be permitted in accordance with other applicable
provisions of this division, where there is no feasible less environmentally
damaging alternative, and where feasible mitigation measures have been provided
to minimize adverse environmental effects, and shall be limited to the following:
(l) New or expanded port, energy, and coastal-dependent industrial
facilities, including commercial fishing facilities.
(2) Maintaining existing, or restoring previously dredged, depths in
existing navigational channels, turning basins, vessel berthing and mooring areas,
and boat launching ramps […]
(4) In open coastal waters, other than wetlands, including streams,
estuaries, and lakes, new or expanded boating facilities and the placement of
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structural pilings for public recreational piers that provide public access and
recreational opportunities […].
(b) Dredging and spoils disposal shall be planned and carried out
to avoid significant disruption to marine and wildlife habitats and water
circulation. Dredge spoils suitable for beach replenishment should be transported
for such purposes to appropriate beaches or into suitable long shore current
systems.
[…]
Section 30240
(a) Environmentally sensitive habitat areas shall be protected against any
significant disruption of habitat values, and only uses dependent on those
resources shall be allowed within those areas.
(b) Development in areas adjacent to environmentally sensitive habitat areas and
parks and recreation areas shall be sited and designed to prevent impacts which
would significantly degrade those areas, and shall be compatible with the
continuance of those habitat and recreation areas.
As noted, the Chula Vista Bayfront is located between two significant wildlife preserve
areas; the Sweetwater Wildlife Refuge to the north, and the South Bay Wildlife Refuge to
the south. In addition, there are significant wetland resources within the planning area,
including the F&G Street Marsh, the J Street Marsh, and the natural shoreline and
mudflats along the shoreline in the Sweetwater and Otay Districts. There are also
wetlands located in the remediation ponds in the Otay District planning area. The
development pattern in the CVBMP was specifically designed to minimize potential
environmental impacts, particularly in comparison to the development pattern in the
existing certified City of Chula Vista Local Coastal Program. Rather than concentrating
extremely high density commercial and residential development adjacent to the
Sweetwater Wildlife Refuge, as in the City’s existing LCP, the proposed plan
concentrates the highest intensity uses in the Harbor District.
The plan includes a 400-foot wide ecological buffer along the refuge boundary designed
to preserve and protect the Sweetwater Refuge and provide a gradual transition from
undeveloped native landscape to developed areas. From west to east, the buffer consists
of a 200-foot wide “no-touch” zone, a 100-foot wide “limited use” zone, and a 100-foot
wide “transitional use” zone (see attachment Chula Vista Bayfront Development Policies,
Exhibit #2 – Buffers Areas). As specified in the text of the plan, the “no-touch” zone
primarily consists of existing wetlands and upland potentially suitable for upland habitat
mitigation. To prohibit access by the public and nuisance predators into the sensitive
habitat areas, the eastern boundary of the no-touch zone will include fencing which must
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include land contouring to minimize visual impacts of the fence, taking into account
public views of the bay. The “limited use” zone will contain outlook stations, open space
areas, and a meandering trail system. The “transitional use” zone will accommodate
increased recreational uses such as picnic areas and trails, and consists of revegetated
open space. A no-touch zone has also been established around the shoreline in the Otay
District.
The Development Policies also include many specific policies to protect the resources of
the adjacent reserves, and ensure wetland and environmentally sensitive habitat (ESHA)
are protected. These include domestic animal control, restrictions on noise, lighting and
window design, bird strike monitoring, prohibitions on disruption to ESHA, limits on
permitted use in wetlands consistent with Section 30233 of the Coastal Act, requirements
for resource protection buffers from ESHA and wetlands, prohibitions on invasive plants,
pesticides and rodenticides, and public education programs to educate residents and
visitors about caring for and protecting the natural resources of the bayfront. Water
activities that impact eelgrass or open water habitat must be mitigated, and surveys will
be done in water project areas to determine the presence of the invasive alga Caulerpa
taxifolia .
Specific projects will be designed to accommodate and protect the biological resources.
For example, in the City’s jurisdiction, (City Parcel area 1-g), a pedestrian bridge is
proposed to create a linkage over a tidal inlet associated with the F and G Street Marsh,
so that there will be continuous public access between the proposed Sweetwater and
Harbor Parks. The Commission’s ecologist determined that these tidal habitats are
considered ESHA and the bridge crossing will be designed to enhance the habitat values
present and reduce erosion. The bridge span will be extended and the existing incised
channel slope cut back, reducing the slope and then creating additional salt marsh habitat
on the created floodplain. The trails and bicycle paths in and around the coastal sage
scrub in the Sweetwater District will be integrated into the natural environment and sited
and designed to preserve, and be compatible with, native habitat. In all cases, site specific
studies to assess the extent and quality of natural resources on a site will be required at
the time development is proposed. The Commission’s ecologist has visited the CVBMP
area and reviewed the proposed PMPA, and determined that the sensitive resources in the
CVBMP have been identified and that the plan policies are adequate to comply with the
resource protection policies of the Coastal Act.
The Development Policies also include water quality protection policies to protect
sensitive resources from stormwater and urban runoff, and to ensure development
associated with the marina does not adversely impact water quality. The Commission’s
water quality technical experts have reviewed the PMPA, and determined that the
policies are adequate to comply with the water quality protection policies of the Coastal
Act. Therefore, as proposed, the PMPA can be found consistent with the Chapter 3 and
Chapter 8 resource protection policies of the Coastal Act.
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5. Hazards and Sea Level Rise
The following Coastal Act policies are relevant and applicable:
Section 30235
Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining walls,
and other such construction that alters natural shoreline processes shall be permitted
when required to serve coastal-dependent uses or to protect existing structures or
public beaches in danger from erosion, and when designed to eliminate or mitigate
adverse impacts on local shoreline sand supply....
Section 30706
In addition to the other provisions of this chapter, the policies contained in this
section shall govern filling seaward of the mean high tide line within the jurisdiction
of ports:
(a) The water area to be filled shall be the minimum necessary to achieve the
purpose of the fill.
(b) The nature, location, and extent of any fill, including the disposal of dredge
spoils within an area designated for fill, shall minimize harmful effects to coastal
resources, such as water quality, fish or wildlife resources, recreational resources, or
sand transport systems, and shall minimize reductions of the volume, surface area, or
circulation of water.
(c) The fill is constructed in accordance with sound safety standards which will
afford reasonable protection to persons and property against the hazards of unstable
geologic or soil conditions or of flood or storm waters.
(d) The fill is consistent with navigational safety.
As a bayfront development, portions of the CVBMP are potentially subject to hazard
from flooding and storms, which may be exacerbated by future sea level rise. Planning
for sea level rise was part of the EIR process, and for several years, the Port has been
participating in a task force to develop an adaptation strategy for sea level rise in San
Diego Bay. As a result, there are policy requirements in the PMPA to address planning
for sea level rise. For example, the environmental buffers incorporated into the plan take
into account expected sea level rise through 2050 based on best available science
(specifically, the 2010 Sea Level Guidance from the California Ocean Protection
Council), and anticipating a projected range of between 10 and 17 inches. Concerns about
sea level rise also informed the proposed development patterns on the site, particularly
adjacent to the Sweetwater Refuge. The land adjacent to the Refuge has been designated
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for Park and low-intensity uses such as an RV Park and/or camping in part to
acknowledge that these areas could be at risk, or more likely, that the adjacent Refuge
lands could be lost. Should the Refuge be inundated in the future, it may be possible for
the biological resources and functionality of the Refuge to migrate upland to those areas.
Other policies in the Development Policies require that development consider the
potential changes in functionality of wildlife habitat areas due to rising sea levels. Siting
and design of new shoreline development must take into account predicted future changes
in sea level, including consideration of an acceleration of the historic rate of sea level rise
based upon up-to-date scientific papers and studies. New structures must be set back a
sufficient distance landward or other sea level rise adaptation strategies incorporated to
eliminate or minimize, to the maximum extent feasible, hazards associated with
anticipated sea level rise over the expected economic life of the structure. Upland areas in
the Sweetwater and Otay Districts will be adaptively managed to provide additional
habitat or environmental protection to create appropriate transitional habitat during
periods of high tide and taking into account future sea level rise. Prospective
development on S-1, specifically, must be evaluated for potential hazards associated with
the current year 2050 and 2100 projected sea level rise scenarios, including making
development and siting decisions taking into account identified risks both on the site, as
well as to surrounding resources. Building setbacks or other sea level rise adaptation
strategies must be incorporated as appropriate. However, consistent with Section 30253
of the Coastal Act, construction of shoreline protective devices such as seawalls or other
forms of armoring to protect new development would not be considered an appropriate
strategy and would not be approvable. Therefore, as proposed, the PMPA can be found
consistent with the Chapter 3 and Chapter 8 resource protection policies of the Coastal
Act.
F. Consistency with the California Environmental Quality Act (CEQA).
The proposed amendment was the subject of an Environmental Impact Report under
CEQA. The EIR was subject to public review and hearing and was adopted by the Board
of Port Commissioners and the Chula Vista City Council. The Port of San Diego is the
lead agency and the City of Chula Vista is the responsible agency for purposes of
CEQA. Both the City and the Port jointly certified a final EIR for the projects in their
jurisdictions. In the final EIR the Port identified that even after adopting all feasible
mitigation measures, there would be the following unavoidable significant environmental
impacts: direct significant impacts on Land/Water Use Compatibility, Traffic and
Circulation, Aesthetics/Visual Quality, Air Quality, and Public Services (Library
Services); and cumulative significant impacts on Traffic and Circulation,
Aesthetics/Visual Quality, Air Quality, Public Services (Library Services), and Energy.
The Port determined that specific economic, social, and other benefits of the proposed
project outweigh the project’s unavoidable adverse environmental effects. In making this
determination, the Port made statements of overriding considerations also adopted by the
City. For example, the Port identified the following overriding considerations: the
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project’s improvements to recreation, open space, public access and connectivity between
upland Chula Vista and the bay; economic and social sustainability; the provision of new
low-cost visitor public facilities, new recreational boating opportunities, a new pier, and
improvements to the navigation channel; and the project’s protection of environmental
resources. Therefore, the Port determined that the benefits of the project outweigh its
significant environmental impacts, and therefore, such impacts are considered acceptable.
As described above, the Commission has reviewed and evaluated the proposed
amendment, and finds that the impacts have been mitigated, and that the amendment does
not have the potential to result in significant individual or cumulative impacts to sensitive
resources, recreation, or the visual quality of the environment of the coastal zone. There
are no feasible alternatives or feasible mitigation measures available which would
substantially lessen any significant adverse effect which the amendment may have on the
environment. The Commission agrees that the benefits of the project include
improvements to public access, recreation, visitor serving amenities, and that these
outweigh any remaining impacts. The Commission therefore finds the amendment is
consistent with the California Environmental Quality Act.
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TABLE 4
PORT MASTER PLAN
LAND AND WATER USE ALLOCATION SUMMARY
LAND
USE
COMMERCIAL
Marine Sales and
Services
Airport Related
Commercial
Commercial Fishing
Commercial Recreation
Sportfishing
INDUSTRIAL

WATER
ACRES
USE
373.5 455.2 __________________
18.8 9.1 Marine Services Berthing

ACRES
383.0 388.6
17.7

38.0
8.3 Commercial Fishing
Berthing
304.1 395.5 Recreational Boat Berthing
4.3 Sportfishing Berthing
1206.4 __________________
1158.7
152.9 Specialized Berthing

18.8
335.4 341.0
11.1
217.7 212.0

1424.1
1370.7

2624%

961.5
1090.8

1819%

1058.6
1084.6
1058.6
1084.6

1457.8
1569.9

2728%

394.3 387.9
10.5
284.6 274.3
25.0
50.0 53.9
24.2

617.2 630.0

1211%

125.6
6.2
119.4
______
2860.2
2880.0

151.5

Aviation Related
Industrial
Industrial Business Park
Marine Related Industrial
Marine Terminal
International Airport

113.7 69.5 Terminal Berthing
322.1 318.6
149.6
468.1

PUBLIC RECREATION

280.5 409.5 __________________

681.0 681.3

Open Space
Park/Plaza
Golf Course
Promenade

19.0 66.7 Open Bay/Water
146.4 213.0
97.8
17.3 32.0

681.0 681.3

CONSERVATION

399.2 485.3 __________________

Wetlands

304.9 375.8 Estuary

Habitat Replacement

94.3 109.5

PUBLIC FACILITIES
Harbor Services
City Pump Station
Streets

222.9 242.1
2.7 2.6
0.4
219.8 239.1

MILITARY
Navy Fleet School

TOTAL LAND AREA

__________________
Harbor Services
Boat Navigation Corridor
Boat Anchorage
Ship Navigation Corridor
Ship Anchorage

25.9 __________________
25.9 Navy Small Craft Berthing
Navy Ship Berthing
_______
2508.4 TOTAL WATER AREA
2776.7

MASTER PLAN LAND AND WATER ACREAGE TOTAL
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TOTAL
% OF
ACRES
TOTAL
756.5 843.8 1415%
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170.5 164.8
47.2

_______
5368.6
5656.7

3%

______
100%

Commercial Recreation

and sportfishing, which are discussed or
illustrated in the various District Plans.

Land use demand forecasts
have established a basis for
anticipating continued demand
for commercial recreational type
facilities due to trends drawn
from the convergence of numerous factors, of
which the most significant are expendable
income,
paid
holidays,
leisure
time,
population, education, travel habits, and new
modes of transportation. All of these are
increasing while the average number of
working hours is decreasing. It seems likely
that activities associated with water-based
pursuits will continue to be among the most
popular. The trends are almost certain to
have considerable repercussions on the full
range of leisure services. Tourism in the San
Diego Bay region is a significant economic
base activity, and at the national level, it
figures highly in maintaining the balance of
payment.

Hotels and Restaurants

located on
San Diego Bay cater to markets involving
leisure recreation, tourism, business travel
and specialized conference facilities accommodating conventions, training, seminars and
meetings. Of growing importance are the
attractions or amenities of the restaurant,
which caters to the varied age groups dining
for pleasure, and the hotel as a provider of
more
than
just
rooms.
Overnight
accommodations should be provided for a
range of incomes.
Hotels constitute a significant part of the local
recreation industry and, as generators of
ancillary business such as restaurants and
specialty shops, have an important influence
on land use. Uses typically associated with
hotels, frequently in the same building or on
the same site, include lodging; coffee shop;
cocktail lounge and restaurant; specialty
shops for gifts, sundries, cigarettes, candy,
liquor, clothing and sporting goods; tourist
information and travel services; auto service
station; personal services such as dry
cleaning, barber and beauty shop; convention,
banquet and conference rooms; and
recreational facilities such as swimming pools,
cabanas, game rooms, tennis courts, putting
green, boat and bicycle rental or charter, and
theatrical entertainment. In addition to the
man-made structures and organized sports
facilities, hotel locations on the bay feature
waterfront locations with easy access to
beaches, scuba diving and snorkeling, deep
sea fishing, sailing, water skiing, boat rides,
and “whale watching” during the whale
migration season. New hotel locations are
allocated in Planning Districts 2, 3, 6, 7 and
possibly 8.

Activities
associated
with
commercial
recreation contribute to the economic base of
the region with full-time jobs, secondary
employment for part-time help, and spin-off
employment opportunities in construction,
warehousing, trucking, custodial, and personal
services. It is the intent of this Master Plan to
create attractive destinations in carefully
selected locations around the bay to serve the
needs of recreationalists for lodging, food,
transportation services, and entertainment.
Site amenities are to be enhanced and overcommercialization is to be avoided by the
balanced development of commercial and
public recreational facilities.
Commercial recreation allocations of the Land
and Water Use Map include approximately
287400 acres of land and about 343352 acres
of water area, including sportfishing and
recreational craft berthing. The Commercial
Recreation
category
includes
hotels,
restaurants, convention center, recreational
vehicle parks, specialty shopping, pleasure
craft marinas, water dependent educational
and recreational program facilities and
activities, dock and dine facilities (public boat
docks located in proximity to a restaurant or
other retail use where boaters may tie up and
disembark for a short period of time to dine,
shop, or enjoy other recreational activities),
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Specialty Shopping involves the
planned assembly of stores, frequently
operating within a unified building complex,
designed to give patrons a varied selection of
retail goods, personal services, and
entertainment facilities. Activities typically
found in specialty shopping areas include
restaurants and the retail sale of ice cream,
dessert items, beverages and sandwiches;
artisan activities associated with the
production and sale of hand-crafted gift items,
and original works of art; professional office
19

space; retail shops handling gifts, novelties,
clothing, jewelry, and home furnishings;
wholesale and retail fish sales, fish and
seafood processing, and unloading docks for
vessels and trucks.
Characteristic of
shopping centers, the specialty shopping
developments allocated on tidelands are
usually managed and operated as a unit.
Shopping areas will feature a major open
space format, separate pedestrian traffic from
vehicular
movement
by
emphasizing
pedestrian mall and plaza developments
improved with landscaping, sitting areas,
fountains and sculpture. Specialty shopping
areas are allocated in Precise Plans for
Planning Districts 3 and 6, and 7.

Bay. Such parks may contain ancillary
facilities such as offices, pool/spas, snack
bars, general stores, meeting spaces, game
rooms, laundry rooms, associated parking
spaces,
and
playground
equipment.
Recreational
Vehicle/Camping
park
designated areas are found in Planning
District 7.

Recreational Boat
Berthing. Water area

used
primarily for recreational craft
storage, refueling, boat brokerage
storage area, sailing school docking, water
taxi, excursion ferry and charter craft
operations, guest docking, boat launching,
sewage pump out, water craft rental, boat
navigation
corridors,
breakwaters
for
recreational craft protection, navigation
facilities, aids to navigation, floats, docks,
piers,
breakwaters,
wave
attenuation
structures, seawalls, shoreline protection, and
any other necessary or essential facilities for
providing water-side docking refuge to
recreational marine craft and commercial
passenger vessels.

Pleasure

Craft Marinas are
encouraged to provide a variety of services for
boats and boat owners. Services could
possibly include in-season wet and dry
berthing and dock lockers; boat rentals,
charter and sales; sailing schools and
membership sailing clubs; fueling docks;
launching for transients; automobile parking;
dockside electricity; fresh water and
telephones; holding tank pumpout stations
and disposal facilities for waste oil and
hazardous substances; restrooms and
showers; repairs; maintenance; off-season
storage; ice and fuel. Accessory facilities
provided as part of a full-service marina or in
the commercial recreational areas and within
close proximity to the marinas should include
shopping areas for groceries, medicine and
clothing; restaurants; shoreside living and
recreational accommodations for boatmen;
marine
supplies;
boating
equipment;
navigation instruments; marine electronics;
and sailmaking.
Users requiring water
frontage are given preference because it is
desirable to maintain a dynamic waterfront in
recreational areas, which is functionally sound
and capable of providing essential services to
the operation of a small craft harbor.
Proposed recreational boating facilities, to the
extent feasible, are to be designed and
located so as not to interfere with the needs of
the commercial fishing industry.

Sportfishing.

Deep-sea
sportfishing is big business in
California and San Diego enjoys
a major share of that activity.
The local fleet takes a large portion of the
State’s total sportfishing catch of the larger
sport fish – yellowtail, yellowfin, albacore, and
giant sea bass.
Sportfishing brings new
revenue into the region from customers
heavily drawn from the Los Angeles
metropolitan area, and from a small but
important segment of out of state fishermen.
The intensity of sportfishing activities reflects
the cyclical nature of the sportfishing
operations (half day and full day), and the
seasonal nature of sportfishing for certain fish
species that produces a winter slack season.
The size of the local sportfishing fleet also
increases two to three times during the peak
period from April to September. Operating
schedules for most boats provide for pre-dawn

Recreational Vehicle /
Camping parks provide low
cost, visitor serving recreational
opportunities for enjoying scenic
and commercial amenities on the
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Industrial-Business Park is
a land use category that permits a
wide range of industrial and
business uses sited in development that emphasizes clustering of
buildings, extensive landscaping, landscaping,
and shared open space.
Coastal dependent developments, including,
but not limited to, Marine Related Industrial or
Commercial uses, shall have priority over
other developments on or near the shoreline.
The development of industrial-business parks
can be an asset to the bay region because of
the stimulating effect such developments
usually have on the local economy by
attracting new businesses as well as retaining
existing firms that might otherwise leave the
area. The industrial-business park area is
reserved for the types of industrial activities
associated with the manufacture, assembling,
processing, testing, servicing, repairing,
storing or distribution of products; wholesale
sales; retail sales that are incidental to
permitted
uses;
transportation
and
communication uses; parking; industrial,
construction, government and business
services; and research and development. The
Industrial-Business Park classification will also
integrate other land uses within the industrial
environment. Such integration is prompted by
recognition of the fact that the traditional
industrial park, while carefully providing for
efficient operation for industrial purposes,
typically has ignored many community,
employee and tenant needs. This use group
would
allow
industrial,
commercial,
professional, business service, and recreation
uses and facilities.
Hotel, restaurant, integrated meeting and
conference space, cultural (museums and
similar), specialized retail store, and businessprofessional office uses would be allowed in a
campus setting. Permitted recreational uses
include, but are not limited to, landscaped
areas, promenades, public walkways, parks,
picnic areas, and active sports facilities
(where associated with a business park
campus and intended for employees). A
1000-foot separation shall be maintained
between any childcare facility and any facility
using or storing hazardous materials,
whichever facility is developed first.
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Public Recreation Use
information on public recreational areas is
provided at the Planning District level under
the following use categories.

Land Use Objectives & Criteria
Parks, plazas, public accessways, vista points
and recreational activities on Port lands and
tidelands should:
•

•

•

Park, Plaza is a use category designating
landscaped
urban
type
recreational
developments and amenities. Users are
generally drawn from the region
so that access to the site needs
to link with regional and
statewide roadways, regional
bicycle ways, and regional
mass transit, and provide adequate traffic
facilities to handle large volumes of traffic and
peak use demands.
Parks and plazas
encourage and accommodate public access
to and along the interface zone of land and
water. Recreational facilities frequently
associated with parks include public fishing
piers, boat launching ramps, beaches, historic
and environmentally interpretive features,
public art, cultural uses, vista areas, scenic
roads, bicycle and pedestrian ways, water
dependent educational and recreational
program facilities and activities, small food
and beverage vending, and other parkactivating uses that are ancillary to the public
uses.
Maintenance of park and other
landscaped areas shall be provided through
integrated pest management and Best
Management Practices to avoid or minimize
the application of chemicals to such areas.

provide a variety of public access and
carefully selected active and passive
recreational facilities suitable for all age
groups including families with children
throughout all seasons of the year.
enhance the marine, natural resource, and
human recreational assets of San Diego
Bay and its shoreline for all members of
the public.
provide for clear and continuous multilingual information throughout Port lands
and facilities to and about public
accessways and recreational areas.

Master Plan Interpretation
A growing population, greater discretionary
incomes and more leisure time all contribute
significantly to the increasing demand for both
active and passive outdoor recreational
opportunities.
The
public
recreation
opportunities developed on tidelands by the
Port District along with the commercial
recreation opportunities developed by private
investment provide a balanced recreation
resource for San Diego Bay.
When
thoughtfully planned, both public recreational
developments and commercial recreational
developments benefit from each other as offsite improvements, although as a matter of
planning policy, commercial activities within
public recreation areas will be limited.
Recreational areas must be of the appropriate
type and size to be efficiently developed,
administered and maintained by the Port
District at a reasonable cost. This Plan places
primary emphasis on the development of
public
facilities
for
marine
oriented
recreational activities for the purposes of
fishing, boating, beach use, walking and
driving for pleasure, nature observation,
picnicking, children’s playing, bicycling and
viewing.

Promenade

indicates the shoreline public
pedestrian promenade-bicycle route system
that is improved with landscaping, lighting,
directional and informational
signage and other street fixtures,
works of art, and seating. Many
short trips, especially recreation
related, can involve walking or
bicycling rather than motorized
transportation. There are many
assumed benefits of walking and
bicycling; it is inexpensive, exerts
no adverse impact on the
environment, contributes to the
physical well-being of the individual, and
affords an unfettered opportunity to enjoy the
amenities of San Diego Bay. Where feasible,
Class I bikeways should be provided consistent
with SANDAG’s regional Bayshore Bikeway
system. A Class I bikeway shall include a

Recreation Area/Open Space is a
category illustrated on the Land and Water
Use Element Map to portray a wide array of
active and passive recreational areas
allocated around the bay.
More specific
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Boat Launching Ramp indicated by symbols on
the Planning Maps, provides
facilities for launching thousands
of trailerable pleasure craft
throughout the year for purposes
of boating, fishing, regattas, and
water skiing. The requirements
for new or expanded launching ramps need to
be carefully considered since boat access areas
and parking areas for both car and boat trailer
consume large land areas. While existing boat
launching ramps are to continue operation
during the planning period, alternatives other
than providing new launching areas should be
considered due to the high land consumption
involved.
Dry
stack
storage,
which
accommodates trailerable size boats, is
proposed in Planning District 6.

minimum paved width of 8 feet separated from
vehicular roadways.
Pedestrian and bicycle facilities located on
tidelands should: insure physical access to the
water’s edge unless safety, security or
compatibility reasons negate; be accessible to
parking and mass transit facilities; and link
appropriate portions of the waterfront for
continuous longitudinal access. A variety of route
locations is encouraged to extend the pedestrian
and bike environment through parks, commercial
development and by the working port areas.
Special provision for persons with disabilities
shall conform to applicable Law.
Open Space provides amenities
contributing to a more satisfying
and stimulating environment.
These areas include landscaped
traffic inter-change and median
strips, and isolated narrow and irregular
shoreline areas where use and development
potential is severely limited and where publicly
placed works of art can enhance and enliven the
waterfront setting. The Open Space designation
may also include limited use and/or transitional
zones from biologically significant resources
deserving protection and preservation.

Public Fishing Pier areas include the pier
structures, necessary land support area
adequate for parking and access, and the
surrounding water area. Boating activities near
the pier, which may interfere
with fishing, are discouraged.
Commercial activities relating to
food and beverage, and bait and
tackle sales and rental are
generally associated with the
activity. While pier site selections should be
based on a number of criteria, including fish
species surveys, fish habitat or artificial reef-like
improvements are frequently desirable. Three
existing piers are used by fishermen at all hours
of the day and night currently. Three more piers
are recommended in Planning Districts 2, 3 and
6. Fishing piers are indicated by symbol on the
Land and Water Use Maps.

Public access within open space setback areas
is limited to passive uses, such as outlooks,
picnic areas, and/or spur-trails. Such uses
should include interpretive and educational
opportunities while allowing coastal access in a
manner that will ensure the protection and
preservation of sensitive habitat areas.
Golf Course is used in Planning
District 6 to illustrate this 98-acre
land allocation. The continuation
of this use is anticipated for the
duration of the planning period.

Public Access has been
highlighted by symbol on the
Plan maps for public recreational areas. The development
of these physical accessways is
only one of the four access categories
established in this Plan and discussed in Section
III of this document.

Open Bay is a category allocated
to
water
areas
adjoining
shoreline recreational areas, the
boat launching ramp, fishing pier,
vista areas and other public
recreational facilities where the need for open
water is related to the proper function of the
shoreside activity. Multiple use of open bay
water areas for recreational and for natural
habitat purposes is possible under this use
category designation.
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Vista Areas include points of
natural visual beauty, photo
vantage
points,
and
other
panoramas. It is the intent of this Plan to guide
the arrangement of development on those sites
to preserve and enhance such vista points.
Major vista areas are indicated by symbol on the
Plan maps.
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Conservation
in the plan as important natural habitat for
microscopic plant and animal life which form
basic food for larger fish. They also provide
breeding and nesting sites for migratory or
native birds.

Land Use Objectives & Criteria
Natural marine resource utilization activities
on tidelands should:
•

be planned and located so as to present
minimum conflicts with existing and
proposed incompatible uses.

•

promote the multiple utilization of the
unique plant, shellfish, fish and wildlife
resources of the bay.

•

encourage the protection and restoration
of functional areas which have a high
ecological value.

•

be accessible to the public for nonappropriative uses consistent with nature
interpretive functions.

•

Wetlands are to be preserved,
protected and, where feasible, restored.
Development shall be limited to restoration,
nature study or similar resource-dependent
activities. Dredging and spoils disposal shall
be planned and carried out to avoid significant
disruption to marine and wildlife habitats and
water circulation. Any diking, filling or dredging
occurring in these areas shall maintain or
enhance functional capacity of the wetlands.
The Wetlands designation may include
required wetland buffers from delineated
wetland areas. Where new development is
proposed near an identified wetland, a buffer
of at least 100 feet in width from the upland
edge of wetlands and at least 50-feet in width
from the upland edge of riparian wetlands
habitat must be provided. Buffers should take
into account and adapt for rises in sea level by
incorporating wetland migration areas or other
sea level rise adaptation strategies as
appropriate. The CDFG and USFWS must be
consulted in such buffer determinations and in
some cases the required buffer, especially for
salt marsh wetlands, could be greater than
100 feet. Development within wetland buffers
is limited to minor passive recreational uses,
such as outlooks, and/or spur-trails, with
fencing, or other improvements deemed
necessary to protect the habitat, to be located
in the upper (upland) half of the buffer area.
Such
improvements
should
include
interpretive and educational opportunities
while allowing coastal access in a manner that
will ensure the protection and preservation of
these sensitive habitat areas.

enhance the open space character of San
Diego Bay.

Master Plan Interpretation
Areas included in the conservation group are
scheduled for little or no development. The
intent is to preserve, maintain and enhance
natural habitat areas so that biological
productivity will be sustained.
Areas of extraordinary biological significance
are identified and given special protection
under four categories of use: wetlands,
estuary, salt ponds and habitat replacement.
Much of the shallow water areas located in the
South Bay are considered to have great
potential for restoration.

Wetlands
Wetland areas are undeveloped
arealands
having
high
biological productivity that are
alternately covered with water and exposed to
air. They occur in the South Bay in Planning
Districts 7 and 9. Wetlands total 392 acres,
although the delineations isare conceptual in
nature and may fluctuate with changing
natural cycles.

This land use designation may include areas
designated for mitigation, or areas that have
been identified for potential wetland
enhancement, restoration and/or creation
opportunities. Such mitigation would be
implemented in conjunction with development
projects, or could be implemented and banked
for use as mitigation for future development
projects.

Wetlands may house unique forms of life,
some species of which are considered rare or
endangered. In any case, they are recognized
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provides open space and vistas, which
enhance the appearance of the South Bay.
Reutilization of some salt ponds for
mariculture
uses
has
potential
for
development.
See Planning District 9
description for further information.

An Estuary is the confluence
of a river with the ocean,
especially an area of the sea at
the lower end of a river. In the
Master Plan, estuaries comprise the shallow,
sub-merged areas of South San Diego Bay
and are valuable in much the same way as
are wetlands.
The warm shallow water
nurtures microscopic plants that are eaten by
the small fish inhabiting the estuary.

Habitat Replacement,

The Otay River, historically the source of the
South Bay estuary, now contributes little fresh
water to the area; however, natural tidal
fluctuations
provide
some
salt-water
exchange. The northerly extent of the estuary
area occurs where development in the form of
dredging has deepened the water to a point
where the productivity and its biological
importance is significantly reduced. Estuary
designation is found in Planning Districts 7, 8
and 9.

an area of
about 55 acres, is delineated in Planning
District 7 for the creation of a marsh island to
be used to replace wildlife habitat removed
during other development around the bay..
This project is under construction. Habitat
replacement refers to the concept of
recreating, as closely as possible, the type of
environment conducive to the
maintenance, protection and
growth of wildlife species deemed
important. This might include
endangered species as well as
economically
environmentally significant
wildlife.

Development in estuaries is limited to new or
expanded boating facilities (including entrance
channels), intake and outfall lines, restoration
work, nature study, aquaculture, and
resource-dependent activities. Dredging and
spoils disposal shall be planned and carried
out to avoid significant disruption to marine
and wildlife habitats, and water circulation.
Diking, filling or dredging in existing estuaries
shall maintain or enhance the functional
capacity of the wetland or estuary.

Uses which conflict with the above objective
would be prohibited in habitat replacement
areas. After creation of the area by diking,
dredging and filling, the only activities which
would be permitted would be nature study,
academic research and instruction related to
the area, and similar resource dependent
activities. It is not anticipated that public
access would be provided or allowed unless
detrimental environmental conflicts could be
avoided.

Use of the water surface for boating, fishing
and similar water oriented recreational uses is
also permitted; however, efforts should be
made to reduce potential environmental
damage.

Salt Ponds occupy the
extreme southerly end of San
Diego Bay (Planning District 9).
The shallow, diked ponds are
used to produce salt by solar evaporation. The
ponds and dikes have proved to be suitable
habitat for many bird species, providing
nesting, resting and specialized feeding areas
for local and migratory aquatic birds.
A continuation of salt production is proposed
in the South Bay. This activity provides for salt
production, maintains bird habitat, and
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CHULA VISTA BAYFRONT:
Planning District 7
Planning District 7 includes all Port District
lands within the City of Chula Vista. As shown
on the Precise Plan map (Figure 19), these
District lands extend beyond the U.S.
Pierhead Line (the usual Port District
boundary) to the city limits.

(City) jurisdiction, and places approximately
97 acres of land at the north end of the
planning district, formerly under the City’s
jurisdiction, within the Port’s trusteeship and
jurisdiction. In addition, the City has acquired
from the Port a vacant parcel for a proposed
fire station. Planned uses for the acquired
land areas are further described in each of the
planning subareas.

Historically, harbor development in the South
Bay has lagged behind the North Bay
because of shallow water, distance from the
harbor entrance, environmental concerns, and
other factors. However, by about 1990, Port
land on the Chula Vista Bayfront had been
developed into public parks, excursion pier,
boat launching ramp, recreational vehicle (RV)
park, marinas, boatyards, warehouses, and a
recreated wildlife habitat island. Police and
emergency waterborne services are provided
to the South Bay from the Harbor Police
substation near the boat launching ramp. The
Chula Vista Bayside Park Pier provides public
fishing and large vessel berthing, and the
Marina Parkway Pier provides berthing and
landside automobile parking for users. The
major development on the Chula Vista
Bayfront
is
was
an
aircraft
parts
manufacturing plant, which occupies occupied
both District lands and uplands, that has
consolidated its operations north of H Street
and now occupies only uplands.

Precise Plan Concept
With the goal of transforming the planning
district into a world-class bayfront, the Port
developed the Chula Vista Bayfront Master
Plan (CVBMP or plan) in 2005. The CVBMP
resulted from a cooperative planning effort
with the City of Chula Vista, which involved
extensive public outreach and community
participation.
The CVBMP is intended to guide the
development of approximately 556 acres of
the Chula Vista Bayfront over the next 24year period. The Pplan Concept for District
lands proposes a multiple-faceted land use
allocation within this Pplanning Ddistrict,
including environmental conservation and
development of public park and commercial
recreational uses. The Proposed development
proposal emphasizes public waterfront
amenities and public accessto enhance the
bayfront’s natural and economic resources.
The
plan
increases
public
access
opportunities while restoring and protecting
natural resources, serving to attract visitors
from outside the region as well as local
residents to use the marine related
recreational facilities and public areas.
Additionally, the plan strengthens the
bayfront’s connection to the Chula Vista urban
core and neighborhoods to the east by
extending the City’s traditional street grid to
ensure pedestrian, vehicular, bicycle, and
transit, and water linkages. Recreation boating
marinas have been developed to meet part of
the
increasing
regional
demand
for
recreational boating and wet storage marinas.
A recreational vehicle park provides shortterm parking spaces for visitors so they can
enjoy the Chula Vista Bayfront. Other public
recreational opportunities can be found in the
large Bayside Park, the public boat launching
ramp and its existing peninsula, and Marina
View Park.

Marine and biological resources are abundant
throughout the entire planning district,
primarily due to its proximity to San Diego Bay
and the estimated 3,940-acre South San
Diego Bay National Wildlife Refuge.
Over recent years, the Port has acquired
approximately 291 acres of uplands in this
planning district, including the former
Goodrich South Campus, park area, and
properties at the south end of the planning
district containing the existing switchyard and
power plant. Most recently, as part of the
Chula Vista Bayfront Master Plan (CVBMP)
and in an effort to improve land use
compatibility at the north and middle portions
of the planning district, the Port completed a
land exchange with a private entity. The
exchange enables residential and non-trust
related retail and office development to occur
on approximately 35 acres of former Port
properties now under the City of Chula Vista’s
071812
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Although planning policy encourages marinerelated industrial uses, the plan provides the
flexibility to attract new industrial, and
business-commercial,
and
commercial
recreational development to this planning
district. To accomplish this goal, the plan
allocates a large amount of land in the Chula
Vista
Bayfront
Planning
District
for
Commercial Recreation, and some area for
Industrial-Business Park use. Much of the
land is currently vacant or underutilized. As
the South Bay regional economy expands in
the future, the Commercial Recreation and
Industrial-Business Park designations will both
stimulate and accommodate appropriate
industrial and commercial redevelopment,
thereby enabling the Chula Vista Bayfront to
realize its full potential.

space areas, buffers, cultural uses, piers, a
new commercial harbor and reconfiguration of
marina slips, a community boating center, a
ferry
terminal,
navigation
channel
improvements, an RV park, a continuous and
comprehensive pedestrian pathway system,
bicycle paths, ample parking areas, and public
art. Proposed development includes hotel and
conference facilities, retail/entertainment,
cultural (museums and similar uses), and
marine related office. A maximum of 2,850
hotel rooms are allowed within the boundaries
of the CVBMP.
There are a multitude of existing and
proposed recreational opportunities within the
planning district. Recreation boating marinas
have been developed to meet part of the
increasing regional demand for recreational
boating and wet storage marinas. An RV park
provides short-term parking spaces for visitors
to enjoy the Chula Vista Bayfront. Other public
recreational opportunities can be found at the
large Bayside Park that includes a public
fishing pier, the Chula Vista Bayfront Park with
its public boat launching ramp, and Marina
View
Park.
Planned
recreational
improvements include two new large parks,
enhancements to existing park areas, a new
pier, as well as a continuous open space
system that is fully accessible to the public
and seamlessly connects the bayfront to the
region. This open space system will create a
comprehensive greenbelt linkage throughout
the entire planning district with a continuous
pedestrian walkway, or “baywalk”, and a
bicycle path that would tie into the regional
Bayshore
Bikeway
system.
Where
appropriate, Class I bicycle paths, including 8foot minimum paved widths separated from
vehicular roadways, will be provided. The
CVBMP emphasizes an active commercial
harbor with public spaces at the water’s edge
as well as enhanced existing and newly
created visual corridors to the bay.

The Plan provides for a range of development
options from complete industrial to complete
commercial, with the most likely a combination
of both land use types.
Two possible
scenarios are presented in this plan. One
scenario
concentrates
on
industrial
development for the approximately 80 acres of
Industrial-Business Park zoned land, with up
to one million square feet of floor area.
Approximately 20 of these acres are expected
to be allocated to a 250,000 square-foot
biomedical and pharmaceutical manufacturing
plant employing about 400-600 people.
The second scenario consists of a
combination of industrial and commercial
development on the 80 acres. A parcel of
approximately 14 acres located to the north of
“H” Street and to the east of Marina Parkway
is already developed for industrial purposes.
The remaining 66 acres of Industrial-Business
Park land would be available for up to 600,000
square feet of commercial buildings.
Both scenarios provide for the extension of
“H” Street from its present terminus to Bayside
Parkway, as well as associated public
accessways, landscaping, and park/open
space areas. Public access from H Street
extended, G Street, and Bayside Parkway
would be maintained and enhanced.

The plan also includes buffers adjacent to
environmentally sensitive resources in order
to ensure such habitat areas are protected
and preserved. Best management practices
and natural retention basins will be
implemented throughout the planning area to
prevent degradation to sensitive areas and to
curb storm water pollution to the bay.
Additional measures for the protection of
natural resources and the environment,
including specific planning, design, education,

The plan proposes to redevelop underutilized
and vacant areas with a mix of land uses,
along with a new roadway and infrastructure
system throughout the planning district. A
variety of public amenities are proposed,
including: a signature park and other open

071812

91

implementation and management elements
have been incorporated into the CVBMP.

adopted and approved plans, certified
environmental documents, required mitigation
measures,
enforceable
settlement
agreements, and conditions included in the
approval process. All development projects
must comply with these policies and
standards. Implementation of the “Chula Vista
Bayfront Master Plan Public Access Program”,
which is also incorporated into this document
by reference, must occur as redevelopment
takes place.

To ensure adequate coastal access is
provided for the public, the CVBMP requires
appropriately allocated on-site parking spaces
to be developed with bayfront commercial and
recreational uses. Additionally, commercial
development throughout the planning district
is required to participate in and contribute a
fair share to the implementation of an
employee shuttle system that connects users
to a collector parking structure located near
Interstate 5, thereby ensuring the availability
of bayfront parking for the public. In the
Harbor District, typical parking requirement
standards for high intensity uses may be
reduced if it can be demonstrated that the use
will be adequately served by alternative
transit.

Land and Water Use Allocations
A total 1,690of 1,978 acres of Chula Vista
Bayfront are allocated to commercial,
industrial, public recreation, conservation, and
public facilities activities (Table 18).

Chula Vista Bayfront
Planning Subareas

In addition, the Chula Vista Bayfront Shuttle
service will be phased concurrent with
development. At a minimum, service will be
provided upon the issuance of Certificate of
Occupancy for either the H-3 resort
conference center hotel or the 500th
residential unit in the City CVBMP area.
Implementation of the shuttle is anticipated to
include
participation
by
commercial
development within the plan area.

Nine planning subareas have been delineated
(see Figure 20) to facilitate a description of the
plan planning district.

D Street Area
The D Street Area includes approximately 63
acres of land and water area designated for
Habitat Replacement, Estuary, Open Bay,
Boat Navigation Corridor, and Ship Navigation
Corridor uses. A 33.2-acre portion of the
northwest corner of the City of Chula Vista lies
within Port District jurisdiction. Under the
pPlan, tidelands have been reserved for uses
which would take advantage of the deep water
channel in the Sweetwater Flood Control
Channel, and for the habitat Habitat
replacementReplacement.

These scenarios are cited to indicate only the
magnitude or possible range of development.
The ultimate use will depend on the
development market and on opportunities
created by more flexible land use
classificationsImplementation of the CVBMP
is envisioned to occur in four phases over the
next 24 years, and will be contingent upon
and subject to many factors, such as
availability and timing of public financing and
construction of public improvements, terms of
existing long-term leases, actual market
demand for and private financing of proposed
development, lease negotiations, approvals
for and demolition and/or relocation of existing
uses, approvals for new uses, and other
approvals.

It is intended that the tideland uses will not
only utilize the valuable deep water to a high
potential and provide the income to develop
public recreation areas, but will establish a
buffer zone between the National City Marine
Terminal (with its associated industrial uses)
and the ultimate use of the uplands. The D
Street Fill area adjacent to the Sweetwater
Flood Control Channel, designated as
Estuary, mitigates the loss of intertidal and
shallow sub-tidal habitat resulting from the
National City Marine Terminal Wharf
Extension project.

Redevelopment of the Chula Vista Bayfront is
guided by the “Chula Vista Bayfront
Development Policies” document, which is
incorporated into this document by reference.
The “Chula Vista Bayfront Development
Policies” document contains policies from
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is approximately 97 acres in size and is
generally
undeveloped
and
consists
predominantly of fallow fields.

Gunpowder Point Shoreline
Between the D Street Area and G Street lies a
very small sliver of land (2 acres) and a broad
intertidal mud flat. This area will be preserved
as wetlands and has been designated as
such, as discussed in Section III under the
Conservation category. This subarea totals
approximately 223 acres and includes mostly
land area designated for Wetlands use, along
with some water areas designated as Estuary.
To provide for the long-term protection and
management of the sensitive habitat known as
the Sweetwater Tidal Flats (running north from
the boatyard to the Sweetwater River
Channel), the Port will enter into a cooperative
agreement with the US Fish and Wildlife
Service that will address the placement of
educational and enforcement signage, longterm maintenance, and additional protection
measures such as increased monitoring and
enforcement. The cooperative agreement will
be
executed
prior
to
development
commencement in the Sweetwater or Harbor
districts.

Public spaces and development planned for
this subarea focus on lower scale,
environmentally sensitive and environmentally
themed uses. Land use designations include
Open Space, Habitat Replacement, Wetlands,
Park/Plaza, Commercial Recreation, and
Promenade.
Undeveloped land along the northern and
western boundaries of the district will be
established as a 400-foot-wide buffer/setback
area. The buffer/setback is intended to
preserve and protect the adjacent Sweetwater
Marsh Wildlife Refuge from planned
development and to provide a gradual
transition from undeveloped native landscape
to developed areas. From west to east, the
buffer/setback area consists of a 200-footwide “no-touch” zone, a 100-foot-wide “limited
use” zone, and a 100-foot-wide “transitional
use” zone. The no-touch zone primarily
consists of wetland and upland habitat. To
prohibit access by the public and nuisance
predators into the sensitive habitat areas, the
eastern boundary of the no-touch zone will
include six-foot-high vinyl-coated chain link
fencing. Fence installation shall include land
contouring to minimize visual impacts of the
fence. The limited use zone will contain
outlook stations, open space areas, and a
meandering trail system. The transitional use
zone will accommodate increased recreational
uses such as picnic areas and trails, and
consists of revegetated open space. The
southwestern portion of the buffer, which is
designated as Wetlands, consists of lands
identified
for
potential
enhancement,
restoration or creation of wetland mitigation
areas. The outlook stations, which will be
connected by meandering trails designated as
Promenade, will provide viewing areas of the
bay and wildlife, and will include educational
elements such as kiosks, sculptures, or
interpretive signs.

Chula Vista Bayfront
Master Plan
The CVBMP planning area consists of the
northern Sweetwater District, the middle
Harbor District, the southern Otay District,
Chula Vista Harbor, and Boat Channel
subareas. The Sweetwater District proposes
the lowest intensity development and focuses
on lower scale, environmentally sensitive and
ecologically themed uses. In contrast, the
Harbor District is intended to provide a
significant link from the City to the bayfront
and
includes
the
highest
intensity
development. Lastly, the Otay District
proposes moderate intensity mixed-use
development. Each of the districts contain
substantial amounts of open space and public
amenities, and are seamlessly connected by
greenbelt linkages that include pathways for
pedestrians and bicyclists. A maximum of
2,850 hotel rooms are allowed within the
boundaries of the CVBMP. Each CVBMP
district, or planning subarea, is further
described below.

In addition, a 21-acre signature park is
proposed with greenbelt linkages to park
areas in the Harbor District. The park is
envisioned as a passive use, meadow-type
open space with amenities such as:
landscaping, lighting, restrooms, drinking
fountains, bicycle racks, children play areas,
picnic areas, benches, trash receptacles,

Sweetwater District
The Sweetwater District, acquired by the Port
as part of the aforementioned land exchange,
071812

93

interpretive signage, landscaped berms,
public art, decomposed granite paving, and
parking. The park is to be passive in nature,
be low-impact and contain minimal structures.
Allowed structures include restrooms, picnic
tables, shade structures and overlooks, and
are limited to single-story heights. No athletic
field amenities or unattended food vending will
be allowed. The park will utilize low water-use
ground cover alternatives where possible and
trails will not be paved. Due to the immediate
adjacency to sensitive habitat areas, amplified
sound equipment and issuance of park use
permits for group events will be prohibited.
The signature park parcel is assigned the
Park/Plaza land use designation.

portion of this subarea falls under the City’s
jurisdiction and is intended for private
residential, general office, retail and hotel
development – all of which has been planned
in conjunction with the CVBMP.
The Harbor District encompasses the greatest
diversity of existing uses, including the
majority of the planning district’s developed
commercial uses and areas accessible by the
public. Existing uses include a boat yard,
yacht club, marinas, restaurants, RV park,
former industrial and supporting parking
facilities, and waterfront parks.
Proposed development in the Harbor District
is the highest intensity of the plan and
encourages an active, vibrant mix of uses and
public spaces. Land use designations within
this subarea include Open Space, Wetlands,
Park/Plaza, Commercial Recreation, and
Promenade. Up to 2,850 hotel rooms are
proposed in the Harbor District at two
separate sites. The exact number of rooms
may be allocated among either site, up to the
2,850 room maximum for the Harbor District.

At the northern end of the district, planned
development includes: a low-scale, low profile,
lower-cost overnight accommodations, such
as a campground and/or RV park and limited
meeting space, food service, and retail shops
associated with the development. Other uses
include a parking area and access road for the
Chula Vista Nature Center; and a low-intensity
mixed use commercial recreation/marine
related office development of approximately
60,000 to 120,000 square feet in size. Building
heights in the Sweetwater District range from
one-story on the north side of the E Street
extension to 45 feet on the south side of E
Street. An approximately 100-foot-wide buffer
will separate the existing seasonal wetland,
located between E and F Streets, from
adjacent development.

Public amenities in this subarea include
Park/Plaza-designated land areas, which
include the existing Bayside Park that will be
improved as a 25-acre extension of the
signature park with similar amenities, such as
lighting, sculptures, restrooms, interactive
fountains, plaza areas, drinking fountains,
bicycle racks, tot lots, picnic areas, benches,
trash bins, interpretive signage, a sculpture
garden, landscaped berms, public art,
decomposed granite paving, and open lawn
area. The park area could also include cultural
uses; small food and beverage vending; and
other park-activating ancillary uses. Allowed
structures include restrooms, picnic tables,
shade structures and overlooks, and are
limited to single-story heights. Other public
spaces to remain in the subarea include the
existing Marina View and Chula Vista Bayfront
Parks, both designated as Park/Plaza, and the
existing fishing pier. The existing boat launch
ramp, restrooms, and Harbor Police facility
within Chula Vista Bayfront Park will remain.
In contrast to the passive use emphasis of the
Sweetwater District park areas, parks within
the Harbor District are planned to
accommodate
flexible
spaces
and
programmable elements that allow for more
active uses or events.

Roadway improvements planned include the
extension of E Street into the Harbor District,
and re-routing of the terminus of F Street to
connect to the E Street extension. A trail
connection west of the F Street terminus will
be limited to emergency vehicles and
pedestrian and bicycle access. Each of the
new roadways, as well as the connecting trail,
include the Promenade land use designation
to indicate pedestrian and bicycle connections
to the rest of the planning district.

Harbor District
The Harbor District includes a total of
approximately 223 acres of land area, of
which approximately 191 acres lie within
District jurisdiction. As a result of the land
exchange previously described, an interior
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center with up to approximately 415,000
square feet of meeting space (with a
maximum of 200,000 square feet of
contiguous exhibit and flex space in a single
enclosed room), expansive open space areas,
and other ancillary uses. The maximum
heights for the resort conference center
components are 240 feet for the hotel and 120
feet for the convention center. The bayward
half of this site will be developed with public
open space upland of E Street, and a
specialty retail shopping village consisting of
low-scale
commercial
retail
buildings
interspersed with plazas, landscaping, public
art and other pedestrian oriented public
amenities. Any proposal to construct more
than 1,600 rooms as part of the resort
conference center will require evaluation of
the impacts areas needing additional analysis
and the need for additional mitigation
measures to reduce significant impacts, if any,
associated with any increase in rooms.
Development of the resort conference center
site will require the relocation of the existing
RV park. None of the existing RV sites will be
removed until an equivalent number of RV
sites are constructed and operating within the
planning district. The replacement RV park will
be located on either parcel O-3 or S-1. In the
event the replacement park cannot be opened
to visitors prior to closing the existing RV
Park, an interim site with an equivalent
number of RV sites will be established and
opened elsewhere in the CVBMP at parcels
S-1, H-23, or in the Otay District.

Shoreline erosion protection is provided by
stone rip-rap. Both the beach and the rip-rap
require periodic maintenance. The park
terminates at the Chula Vista Bayside Park
Pier, which provides protective wave attenuation for the marina, berthing for vessels,
and access for fishing.
The land lying north of G Street E Street
South is designated for Commercial
Recreation, Park/Plaza, Open Space, and
Wetlands. except for the conservation
adjacent designation of Wetlands, Open
Space, and Habitat Replacement. The 100foot-wide Open Space designation north of
the expanded park area abutting the area
designated Commercial Recreation (the site of
an existing boatyard) would serve as a buffer
between future commercial development
adjacent to and the surrounding adjacent
habitat. The extent of buffer coverage will
depend upon future resource conditions and
will be reevaluated as new development
proposals are submitted. The parcels formerly
designated as Marine Related Industrial are
envisioned to be part of a future
redevelopment project which is planned to be
compatible with the surrounding conservation
land uses. The public promenade will be
extended along the entire water frontage of
the Commercial Recreation site. The existing
boatyard use may continue to operate until the
site is redeveloped to a conforming
Commercial Recreation use. Prior to
redevelopment, additional boat repair capacity
will be identified. The shoreline south of G
Street has been developed as an extension of
the Chula Vista Bayside Park, with
promenade, restrooms, parking, landscaping,
lawn areas, and picnic facilities. The Bayside
Park shoreline promenade will, as a long-term
objective, be extended along the Chula Vista
Harbor to connect with the promenade on the
Marina Way arm.

South of H Street, the plan allows for a hotel
with conference room, retail, and open space,
and other ancillary hotel uses. The hotel will
include a portion of the allowed 2,850 rooms
in the Harbor District. An additional 200,000
square feet of cultural/retail uses and
integrated open space would be developed on
the site. East of this site, the plan includes
approximately 100,000 square feet of mixeduse commercial recreation/marine related
office uses wrapped around a 1,100- to 3,000space collector parking garage. The garage is
intended to function as remote employee
and/or visitor parking to supplement on-site
parking needs for bayfront businesses. The
garage site may be utilized as an interim
surface parking lot with approximately 1,100
spaces during Phase I. Heights in the Harbor
District will not exceed 25 feet (30 feet with
architectural
or
mechanical
features)

The anchor component of the district is a large
resort conference center proposed just east of
Bayside Park. The resort conference center
will be a destination attracting visitors from,
and providing public amenities to, the region.
The resort conference center will include a
portion of the allowed 2,850 rooms in the
Harbor District, approximately 100,000 square
feet of restaurant space, approximately
20,000 square feet of retail, a conference

071812

95

immediately adjacent to the water, with a
maximum height of 300 feet away from the
shoreline.

harbor front businesses, connecting the
pedestrian and bicycle greenbelt linkage to
the other subareas, while maximizing public
visual and physical access to the water. The
baywalk will contain public amenities such as
pedestrian-scale landscaping, lighting, and
furniture, providing public seating and
gathering spaces while offering views of the
harbor. Private uses shall not encroach into
the public walkway, and view corridors
through the site towards the bay will be
incorporated into the project design.

A new ferry terminal/restaurant is proposed on
the
harbor
that
will
provide
water
transportation linkages to the central portion of
the bay. New visitor-serving retail and marina
support uses totaling approximately 25,000 to
50,000 square feet will be established around
the northern periphery of the harbor. An
additional approximately 75,000 to 150,000
square feet of retail and marina support uses
and parking are planned around the south end
of the harbor. Marina support uses may
include: offices, restrooms, showers, lockers,
ship chandlery, boat/bicycle rentals, bait and
tackle sales, delicatessens, and snack bars.
Only water dependent uses such as docks
can be constructed in or over the water; retail
and restaurant uses must be located on land.
The waterside components of the marinas are
further described as part of the Chula Vista
Harbor subarea.

The eastern areas of the district within existing
right-of-way/easement areas are planned for
landscaping and pedestrian/bicycle trails as
part of the greenbelt system that will link to the
rest of the City.

G Street Corridor
The land lying north of G Street is designated
for Commercial Recreation, except for the
conservation designations of Wetlands and
Habitat Replacement, which would serve as a
buffer
between
future
commercial
development adjacent to the surrounding
habitat. The extent of buffer coverage will
depend upon future resource conditions and
will be reevaluated as new development
proposals are submitted. The parcels formerly
designated as Marine Related Industrial are
envisioned to be part of a future
redevelopment project which is planned to be
compatible with the surrounding conservation
land uses. The public promenade will be
extended along the entire water frontage of
the Commercial Recreation site.

Roadway improvements include the extension
of H Street that will connect to the E Street
extension in the Sweetwater and Harbor
districts. The H Street extension, which will
end with a pedestrian connection and a new
pier, will provide a significant link from eastern
Chula Vista to the waterfront. Modifications to
Marina Parkway and new access roads are
also proposed throughout the Harbor District.
Construction of a new, approximately 60-footwide, 36,000-square-foot pier is proposed at
the terminus of the extended H Street corridor
above existing open water area. The 600linear-foot pier would connect downtown
Chula Vista to the Bay via H Street, and would
enhance pedestrian and visual access to the
water and offer picturesque views of San
Diego Bay. Approximately half (300 linear
feet) of the H Street Pier would be developed
in Phase II at a length just short of the existing
navigation channel. The remainder of the H
Street Pier would be constructed in Phase IV,
following realignment of the existing
navigation channel. Development and uses on
the pier may include small scale amenities
such as a bait shop or snack bar.

The existing boatyard use may continue to
operate until the site is redeveloped to a
conforming Commercial Recreation use. Prior
to redevelopment, additional boat repair
capacity will be identified. The shoreline south
of G Street has been developed as an
extension of the Chula Vista Bayside Park,
with
promenade,
restrooms,
parking,
landscaping, lawn areas, and picnic facilities.
The Bayside Park shoreline promenade will,
as a long-term objective, be extended along
the Chula Vista Harbor to connect with the
promenade on the Marina Way arm.

A minimum wide 25-foot-wide shoreline
pedestrian promenade or “baywalk” is planned
to wrap around the perimeter of the park and
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Shoreline erosion protection is provided by
stone rip-rap. Both the beach and the rip-rap
require periodic maintenance.
The park
96

terminates at the Chula Vista Bayside Park
Pier, which provides protective wave attenuation for the marina, berthing for vessels,
and access for fishing.

provide additional access to the coast, a
promenade is shown coming off the access
street and continuing around the park back to
Marina Parkway.

Approximately 11 acres of vacant land
bounded by Marina Parkway, G Street,
Bayshore Parkway, and Bayside Park has
been designated as the site for initial
development of the biomedical-pharmaceutical manufacturing plant mentioned in the
Precise Plan Concept for the Chula Vista
Bayfront. Ultimately, the plant will include
another ten acres of land east of Sandpiper
Way in the Marina Parkway Corridor subarea.

Chula Vista Harbor
The basin created by dredging and filling at
the south end of the Planning District is used
primarily for recreational boat berthing. The
Chula
Vista
harbor
basin
includes
approximately 50 acres of water area and is
protected by two structures: a 300-foot-long
rock breakwater extending north from the
Marina Way arm and a 650-foot-long wave
attenuation pier extending south from Bayside
Park. They are separated by about 200 feet of
channel. The harbor is currently occupied by
two marinas totaling approximately 900 boat
slips. The existing Chula Vista Boat Launch
has been upgraded with additional shore
protection.

Marina Parkway Corridor
Most of the Marina Parkway Corridor subarea
is either vacant or leased to an aircraft parts
manufacturer. Under the plan concept, H
Street will be extended from its present
terminus to Marina Parkway, creating a third
major entry into the Chula Vista Bayfront.

An essential component of the CVBMP is the
creation of an active commercial harbor that
encourages public access to the water and
activity on the water. To facilitate the
development of this activated harbor, the
existing marina boat slips will be reconfigured
to create an approximately 4-acre open water
area. Of the existing 900 marina slips, 700
slips would be reconfigured within the existing
harbor at HW-1 and HW-4, and 200 slips
would be relocated to HW-6. The new open
water area will enhance boating activity on the
water and is envisioned to be utilized for ferry
loading and unloading, water taxis, dinner
boats, harbor cruises, visiting historic vessels,
and boat rentals. The reduction in boat slips
may only occur if replacement slips are
provided elsewhere within the CVBMP.

All of this planning subarea has been
designated for Industrial-Business Park uses
(except the small area to the south that is part
of Marina View Park). When future economic
conditions change to stimulate redevelopment
demand, this demand can be accommodated
under
the
Industrial-Business
Park
classification.
As mentioned in the Plan
Concept section of this planning district, the
proportion of industrial or commercial
development, which would ultimately be
allocated would depend on the type and
amount of uses attracted to the Bayfront. The
property north of H Street, which is currently
leased to an aircraft manufacturer, would
likely be retained in industrial use, however.

Prior to approval of any changes in the slip
size or distribution, the Port will undertake
an updated comprehensive boater use, slip
size, and slip distribution study which is no
more than five years old for each dock
redevelopment project that affects slip size
and distribution of slips, to assess current
boater facility needs within the individual
project and the Bay as a whole. The Port
will continue to provide a mix of small,
medium and large boat slips based on
updated
information
from
the
comprehensive study with priority given to

Bayside Parkway Area
The Bayside Parkway planning subarea
contains two uses: a recreational vehicle park,
under the Commercial Recreation use
category, and a shoreline recreation park,
shown on the precise plan as Park.
A nine-acre shoreline park fronts on both the
boat access channel and the boat basin. Park
uses include a landscaped leisure site for
local residents and visitors, a restful lunchtime
picnic spot for nearby workers, and a
recreational resource for the public. To
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areas. This subarea was characterized by
industrial uses, including the existing SDG&E
electrical switchyard and South Bay Power
Plant. Uses within this district will be designed
in consideration of the adjacent sensitive
habitat areas.

boats less than 25 feet in length and a goal
of no net loss in number of slips within the
CVBMP. Should future projects propose
reducing the number or proportion of small
slips for boats 25 feet or less within the
Chula Vista marina, a Port Master Plan
amendment will be required.

The proposed development for the Otay
District consists of a mix of uses, including
industrial and low-cost visitor serving
recreational uses. The extreme northern and
southern parcels are designated for Industrial
Business Park use. The southern Industrial
Business Park parcel could include industrial
distribution and related facilities, or other uses
allowed under the Industrial Business Park
designation. Land use designations for this
subarea include Open Space, Park/Plaza,
Habitat Replacement, Wetlands, Industrial
Business Park, Commercial Recreation, and
Promenade.

Landside improvements around the harbor,
including commercial development and public
amenities, are further described above in the
Harbor District subarea.
The water areas within the Harbor have been
designated as Recreational Boat Berthing,
Specialized Berthing, and Boat Navigation
Channel.
Two marinas occupy most of the boat basin.
One, occupying about four acres of land on
Marina Parkway, has about 560 slips in the
north half of the basin. The other, south of the
first, occupies almost three acres of land and
has room for 350 boats. Both marinas have
facilities, for the convenience of their patrons.

A new approximately 24-acre passive South
Park is proposed and will include amenities
such as: pedestrian trails, landscaping, berms,
lighting,
restrooms,
drinking
fountains,
benches, picnic areas, outlook areas, trash
receptacles, public art, filtration basins, and
parking. The park is to be passive in nature,
be low-impact and contain minimal structures.
Allowed structures include restrooms, picnic
tables, shade structures and overlooks, and
are limited to single-story heights. No athletic
field amenities or unattended food vending will
be allowed. The park will utilize low water-use
ground cover alternatives where possible and
trails will not be paved. Due to the immediate
adjacency to sensitive habitat areas, amplified
sound equipment and issuance of park use
permits for group events will be prohibited.

The commercial recreation area is developed
with a restaurant and associated marine sales
and service establishments. Since many
potential customers come from the nearby
marinas, parking needs are reduced. The
design provides a visual focal point and
identification symbol for the boat basin.
The vacant six-acre parcel north of Marina
Way will be developed with Commercial
Recreation uses compatible with the existing
marinas. A hotel/motel of approximately 200
rooms, with a restaurant and ancillary retail
shops, is anticipated.

Abutting the north side of this park area is
Commercial Recreation-designated property
that is intended to provide low-cost visitor
serving recreational uses. This area may be
developed as an RV park that will include
approximately 237 RV parking spaces and
ancillary uses such as offices, pool/spa, snack
bar, general store, meeting space, game
room, laundry facilities, and playground
equipment. Both parcels could allow for
camping activities. The existing concrete
Telegraph Canyon Creek channel is proposed
to be replaced with a more natural vegetated
channel. Efforts to naturalize and vegetate the

The Chula Vista Boat Launch has been
upgraded with additional shore protection,
landscaping and picnic facilities. Public
access to the water is provided by a
promenade around the outside edge of the
arm. The entire south edge of the arm is
designated as a leisure park, offering
landscaped viewing areas and additional
parking.

Otay District
The Otay District is approximately 124 acres
in size and includes recently acquired upland
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creek will be maximized as is consistent with
its function as a storm water conveyance.

The CVBMP proposes to realign and
straighten the existing navigation channel in
order to increase accessibility to the harbor.
The realignment will utilize an existing
abandoned access channel and remove the
“dog leg” portion of the current channel,
thereby enhancing boat access between the
Chula Vista Harbor and the northern portions
of San Diego Bay. In addition, the new
channel will be located farther away from
sensitive resources located along the
shoreline west of the Sweetwater District.

A buffer/setback area will be provided along
the western boundary of the district between J
Street and the RV park. The buffer/setback
area will consist of a 100 to 200-foot-wide notouch zone, within which public access is
prohibited, to protect the adjacent J Street
Marsh and wildlife reserve from proposed
development. The buffer/setback area, which
is designated as Habitat Replacement and
Wetlands, will be utilized for wetland and
upland habitat mitigation and will prohibit
public access. To prohibit access by the public
and nuisance predators into the sensitive
habitat areas, the eastern boundary of the notouch zone will include six-foot-high vinylcoated chain link fencing. Fence installation
shall include land contouring to minimize
visual impacts of the fence.

Outer South Bay
The remaining water area in Chula Vista is
scheduled
to
stay
designated
as
estuaryEstuary. Limited surface water use for
boating and fishing, for example, will be
permitted but other uses will be discouraged.

Wildlife Reserve

The construction of the northern Industrial
Business Park parcel, South Park, and RV
park in this district is subject to demolition of
the existing power plant, and demolition and
relocation of the existing switchyard.

South of the Chula Vista Harbor lies a large
tidal mud flat, the San Diego Gas and Electric
Company (SDG&E) dike, and the South Bay
Wildlife Reserve, a 55-acre island which was
built from dredged material and where native
habitat has been established. The Master
Plan has four three designations for this
subarea: Wetlands, Estuary, and Habitat
Replacement, and Marine Related Industrial.

New roadways will be constructed throughout
the Otay District to serve new uses. A new
bike path is proposed alongside the new
roadways. A shoreline pedestrian trail is
proposed in the Otay District, and its design
will ensure protection of the adjacent sensitive
habitat areas. Like the Harbor District
subarea, the eastern portion of this subarea
within existing right-of-way/easement areas
are
planned
for
landscaping
and
pedestrian/bicycle trails that will connect to the
shoreline pedestrian and bike trail in the Otay
District. This district will also contain parking
areas. The pedestrian/bicycle trail in the Otay
District will be part of the greenbelt system
that will link the CVBMP area together, and
link it to the rest of the City greenbelt.

The Wetlands (refer to the Master Plan
Interpretation section on Wetlands, page 33),
includes the area known as the J Street Marsh
and is roughly the mud flat and marsh area
exposed to air during low tide. It is
undeveloped, except for a small channel that
was used as a water intake trough for the
SDG&E thermal power plant. The function of
the SDG&E dike is to separate this cool water
intake from the warm water outfall area
located on the south side of the dike. Other
than potential habitat restoration activities, no
alterations
to
the
former
existing
intake/discharge channel area are proposed;
however Itit is the intent of this plan to
preserve the surrounding wetlands in their
natural state but to retain and maintain the
intake channel. To provide for the long-term
protection and management of the J Street
Marsh sensitive habitat area, the Port will
enter into a cooperative agreement with the
US Fish and Wildlife Service that will address
the placement of educational and enforcement

Boat Channel
The water area directly west of the Chula
Vista Bayfront is occupied by the main boat
channel providing access to the harbor, which
is designated Boat Navigation Corridor on the
Precise Plan. Areas outside the channel will
remain in the Estuary category.
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signage,
long-term
maintenance,
and
additional protection measures such as
increased monitoring and enforcement. The
cooperative agreement will be executed prior
to the redevelopment of the Otay District.
Estuary refers to the shallow water outward of
the wetlands which is not exposed at low tide.
This area will not be developed; however,
limited surface water activities such as boating
and fishing would be permitted. Efforts should
be made to avoid or reduce potential
environmental damage.
The Habitat Replacement concept involves
engineering,
dredging,
planting
and
developing a valuable supratidal salt marsh
habitat as part of a master-planned complex.
Unauthorized access by humans and
predators will be greatly discouraged by
fencing the SDG&E dike, although controlled
access will be provided for nature instruction
and research. Its location reduces conflicts
between development and preservation
activities, and its size enables other shoreline
projects to be completed by substituting the
inferior habitats at the project sites for a
carefully nurtured and highly productive
habitat.
The Port District provides continual protection
and management, as part of a comprehensive
South Bay wildlife preserve program.
A narrow strip of District-owned land,
designated
Marine
Related
Industrial
Wetlands, follows along the estern edge of
this planning subarea. Itis currently leased for
an electric generating plantto the existing
power plant operator, and is expected to
remain in this use for the future but upon
demolition of the existing power plant, is
intended for mitigation and/or restoration area
that will include a buffer between existing and
created wetland areas and upland use.
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TABLE 18
Precise Plan Land and Water Use Allocation

CHULA VISTA BAYFRONT: PLANNING DISTRICT 7
LAND
USE

COMMERCIAL

Marine Sales and Service
Commercial Recreation

INDUSTRIAL

Industrial Business Park
Marine Related Industrial

PUBLIC RECREATION

Open Space
Park/Plaza
Promenade

CONSERVATION

Wetlands
Habitat Replacement

PUBLIC FACILITIES

Harbor Services
Streets

TOTAL LAND AREA

WATER
ACRES

USE

48.5
130.2

TOTAL

% OF

ACRES

ACRES

TOTAL

34.0
39.6

82.5
169.8

5 8%

93.6
40.2

6 2%

24.8
154.1

1 8%

1268.5
1380.6

75 70%

220.1
232.9

13 12 %

1,689.5
1977.6

100100%

9.7
38.8
130.2

Recreational Boat Berthing

84.1
36.4
80.6 36.4
3.5

9.5
3.8
Specialized Berthing

23.9
152.9
47.7
21.3 87.9
2.6 17.3

Open Bay/Water

0.9 1.2

941.2
967.2
Estuary

941.2
967.2

23.3
42.5

196.8
190.4

0.1

Boat Navigation Corridor

23.2 42.5

Ship Navigation Corridor

507.1
775.4

9.5 3.8

0.9
1.2

327.3
413.4
233.0
303.9
94.3
109.5

34.0 39.6

TOTAL WATER AREA

166.8
156.5
30.0 33.9

1,182.4
1202.2

PRECISE PLAN LAND AND WATER ACREAGE TOTAL
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TABLE 19: Project List
CHULA VISTA BAYFRONT: PLANNING DISTRICT 7
APPEALABLE ↓

DEVELOPER ↓
SUBAREA ↓

FISCAL
YEAR
PHASE

73

T

N

2002

3. BIOMEDICAL/PHARMACEUTICAL MANUFACTURING: Construct
facility

73

T

N

2002

5.

76

T

Y

1998

71

P

N

2001

73/74

P/T

N

ONGOING

2. SWEETWATER PARK (S-2): Development of 21-acre signature park in
Sweetwater District, including associated public amenities,
promenades, and parking areas as detailed in Planning District text.

73

P

N

Phase I

3. NATURE CENTER PARKING AREA (SP-3): Construct new 100-space
parking area and access road for Chula Vista Nature Center.

73

T

N

Phase I

4. SWEETWATER DISTRICT LODGING (S-1): Construct a low-scale, low
profile, lower-cost overnight accommodations such as a campground
and/or RV park; associated meeting rooms, retail stores and food
service are limited to one story within a maximum height of 25 feet.

73

T

Y

Phase I

73

P

Y

Phase I – IV

2. MARINE-RELATED INDUSTRY: Construct marine-related industrial
Development

HOTEL/RESTAURANT: Construct hotel and restaurant

7. D STREET FILL MITIGATION SITE*: Excavate and construct a salt
marsh habitat as mitigation for the National City Marine Terminal Wharf
Extension
GENERAL
61. STORM DRAINS: Construct, enhance, and maintain storm drains.
SWEETWATER DISTRICT

5. SWEETWATER DISTRICT ROADWAY AND INFRASTRUCTURE
IMPROVEMENTS: Reconfiguration of existing (F Street) and
construction of new interior (E Street) roadways, as well as necessary
utility improvements and pedestrian/bicycle connections to support
planned projects. E and F Streets are appealable category
developments.
6. SWEETWATER DISTRICT WETLAND AND UPLAND HABITAT
ENHANCEMENT (SP-1 / SP-2): Creation, restoration, and
enhancement of identified wetland and upland habitat areas, as well as
the establishment of buffers; these areas may also be utilized for
mitigation opportunities as CVBMP development impacts occur.

73

P

N

Phase I -– IV

7. F STREET TERMINATION: Termination of F Street segment/Lagoon
Drive and construction of new roadway connection to E Street, as well
as pedestrian/bike trail connection on former F Street segment.

73

P

Y

Phase II / IV

8. MIXED-USE COMMERCIAL RECREATION/MARINE RELATED
OFFICE DEVELOPMENT (S-3): Construct low-intensity mixed-use
marine commercial recreation/marine related office development of up

73

Y

Phase IV
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T

to 60,000 to 120,000 square feet in size, along with associated on-site
landscaping and parking improvements; maximum building height is
limited to 45 feet.
HARBOR DISTRICT
7574

P

N

2002
ONGOING

410. H STREET EXTENSION: Extend H Street to Marina Parkway

74

P

Y

1997
UNDERWAY

11. RESORT CONFERENCE CENTER (H-3): Construct resort conference
center, including a portion of the allowed 2,850 hotel rooms in the
Harbor District, up to 100,000 square feet of restaurant, up to 20,000
square feet of retail, up to 415,000 square feet of net meeting space,
and other associated ancillary uses. The bayward portion of this site will
be developed with a 150-foot wide public open space esplanade inland
of E Street, and a specialty retail shopping village consisting of
buildings no more than 35 feet in height with commercial retail on the
ground floor, and hotel/conference center uses above. The special
shopping area shall be interspersed with plazas, landscaping, public art
and other pedestrian oriented public amenities. Maximum heights are
limited to 240 feet for the hotel and 120 feet for the conference center.

74

T

Y

Phase I

12. INTERIM SURFACE PARKING LOT (H-18): Construction of
approximately 1,100 surface parking spaces for use as collector and
off-site parking lot.

74

T/P

N

Phase I

13. SIGNATURE PARK EXTENSION (HP-1N, HP-1S, H-1AS, H-8): A 25acre extension of Sweetwater Signature Park into Harbor District,
including improvements to existing Bayside Park as detailed in Planning
District text.

74

P

N

Phase I / IV

14. HARBOR DISTRICT ROADWAY AND INFRASTRUCTURE
IMPROVEMENTS: Reconfiguration of existing (H Street, J Street and
Marina Parkway) and construction of new interior (E Street, Street A
and C) roadways, as well as necessary utility improvements and
pedestrian/bicycle connections to support planned projects. All new
streets are appealable category developments.

74

P

Y

Phase I - III

15. HARBOR DISTRICT BAYWALK (HP-3): Development of new Baywalk
promenade along the shoreline.

74

P

N

Phase I - IV

16. H STREET PIER (FIRST HALF) (HP-28): Construct new 60-foot wide,
300-lineal-foot pier at terminus of extended H Street corridor above
existing open water area (only portion eastward only of existing
navigation channel; second half of total 600-linear-foot pier totaling
36,000 square feet to be constructed in Phase IV following realignment
of navigation channel).

74

P

Y

Phase II

17. HARBOR RESORT HOTEL AND CULTURAL/RETAIL (H-23):
Construct hotel with portion of allowed 2,850 rooms in Harbor District,
associated conference room, retail, and ancillary uses, along with up to
200,000 square feet of cultural/retail uses and integrated open space;
maximum heights are limited to 300 feet for the hotel and 65 feet for the
cultural/retail uses.

74

T

Y

Phase II

18. NORTH HARBOR RETAIL AND MARINA SUPPORT (H-9): Construct

74

T

Y

Phase II

19. SHORELINE MAINTENANCE (HP-1/H-8): Maintain stone revetment
and replenish Beach at Bayside Park
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visitor-serving retail and marina support uses totaling up to 25,000 to
50,000 square feet within maximum building heights of 25 feet (30 feet
with architectural or mechanical features) around northern periphery of
Chula Vista Harbor.

19. MARINA WAY RECONFIGURATION: Reconfiguration of Marina Way,
including modifications to Marina View Park (HP-7, HP-8) and parking
areas (HP-6) to accommodate reconfigured J Street/Marina Parkway,
including construction of pedestrian promenade (HP-3) with minimum
25-foot width.

74

P

N

Phase III

20. CHULA VISTA BAYFRONT PARK IMPROVEMENTS (HP-14):
Reconfiguration of existing boat trailer parking lot and modifications to
park area to accommodate installation of minimum 25-foot wide
shoreline promenade. No change in number of parking spaces.
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P

N

Phase III

21. OPEN SPACE IMPROVEMENTS (HP-12, HP-13, OP-3): Construct
greenbelt improvements, such as landscaping and trails for pedestrians
and bicyclists, along SDG&E and Coronado Branch Railroad rights-ofway.

74/76

P

N

Phase III

22. SOUTH HARBOR RETAIL AND MARINA SUPPORT (H-21): Construct
up to 75,000 to 150,000 square feet with maximum building heights of
25 feet (30 feet with architectural or mechanical features) of visitorserving retail, marina support, and parking uses around southern
periphery of Chula Vista Harbor.

74

T

Y

Phase III

23. CHULA VISTA HARBOR RECONFIGURATION AND MARINA
SUPPORT (HW1, HW-2, HW-3, HW-4): Reconfiguration of existing
marina slips to create new open water commercial harbor (HW-2 and
HW-3), and development of landside marina support facilities; of the
existing 900 marina slips, 700 slips would be reconfigured within the
existing harbor at HW-1 and HW-4.

75

P

Y

Phase IV

24. BOAT CHANNEL REALIGNMENT: Realign and straighten existing boat
navigation channel

77

P

N

Phase IV

25. H STREET PIER (SECOND HALF) (HP-28): Construct second phase of
new 60-foot wide, 600-lineal-foot pier totaling up to 36,000 square feet
at terminus of extended H Street corridor (extension into former
navigation channel)

74

P

Y

Phase IV

26. MIXED-USE OFFICE/COMMERCIAL RECREATION AND
COLLECTOR PARKING GARAGE (H-18): Construct approximately
100,000 square feet of mixed-use marine-related office/commercial
recreation and a 1,100 to 3,000-space collector parking garage;
maximum building heights is 155 feet (10 stories).

74

T/P

Y

Phase IV

27. FERRY TERMINAL (H-12): Construct ferry terminal with second story
restaurant/retail totaling up to 10,000 to 25,000 square feet of building
area; building height is limited to 25 feet (30 feet with architectural or
mechanical features).

74

T

Y

Phase IV

76

T

N

Phase I

OTAY DISTRICT
28. RECREATIONAL VEHICLE PARK (O-3A, O-3B): Construct
replacement recreational vehicle park with minimum 237 spaces, along
with supporting ancillary uses with building heights limited to 25 feet (30
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feet with architectural or mechanical features).
29. OTAY DISTRICT ROADWAY AND INFRASTRUCTURE
IMPROVEMENTS: Reconfiguration of existing and construction of new
interior roadways (Street B), as well as necessary utility improvements
and pedestrian/bicycle connections to support planned projects.

76

P

Y

Phase III

30. OTAY DISTRICT WETLAND AND UPLAND HABITAT MITIGATION
(OP-2A, OP-2B): Creation, restoration, and enhancement of identified
wetland and upland habitat areas, as well as the establishment of
buffers; replacement of existing concrete Telegraph Canyon Creek
channel with wider, naturally vegetated channel.

76

P

N

Phase III

31. SOUTH PARK (OP-1A, OP-1B): Development of 24-acre park in Otay
District, including associated public amenities, promenades, and
parking areas as detailed in Planning District text.

76

P

N

Phase III

P- Port District
T- Tenant

N- No
Y- Yes

Phase I refers to the time period of approximately 1-7 years after PMPA certification
Phase II refers to the time period of approximately 4-10 years after PMPA certification
Phase III refers to the time period of approximately 11-17 years after PMPA certification
Phase IV refers to the time period of approximately 18-24 years after PMPA certification
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PLANNING DISTRICT 9

South Bay Salt Ponds
This subarea includes both leased and unleased areas. A parcel is leased to San Diego Gas and
Electric Company for a warm water outlet and dispersal area as part of the South Bay Power
Generating Plant operation. The remaining area is predominantly submerged bay tidelands,
including the terminus channel of the Otay River. The water area remaining under Port District
control is included in the Estuary classification.

Project List
No specific projects are identified, although it is anticipated that some environmental enhancement
or mitigation project may be identified later as plans are implemented around the bay.

TABLE 22
Precise Plan Land and Water Use Allocation

SOUTH BAY SALT LANDS: PLANNING DISTRICT 9

LAND
USE

CONSERVATION
Wetlands

TOTAL LAND AREA

WATER
ACRES

USE

TOTAL
ACRES

ACRES

%OF
TOTAL

605.5

797.5

100%

797.5

100%

192.0
192.0

192.0

Estuary
Salt Ponds

185.3
420.2

TOTAL WATER AREA

PRECISE PLAN LAND AND WATER ACREAGE TOTAL

(020408)

122

605.5
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CHULA VISTA BAYFRONT
Development Policies
PLANNING AND DEVELOPMENT POLICIES
The policies below form the Chula Vista Bayfront Master Plan Development Policies (Plan).
These policies are taken from the adopted and approved plans, certified environmental
documents, enforceable settlement agreements, required mitigation measures, and conditions
included in the approval process. They are meant to bring together, in one document, the
conditions and policies that will apply to and guide the development of the Bayfront. This
document has been incorporated by reference into Planning District 7, Chula Vista Bayfront, of
the Port Master Plan.
1.

Environmental Management Policies
Policy 1.1: In recognition of the sensitivity of the natural resources and the importance of
protection, restoration, management and enforcement in protecting those resources, the
District and City will prepare a Natural Resources Management Plan (NRMP) for the Chula
Vista Bayfront. The NRMP will be designed to achieve the Management Objectives (defined
below) for the Wildlife Habitat Areas. The NRMP will be an adaptive management plan,
reviewed and amended as necessary by the District and City in coordination with the Wildlife
Advisory Group. The Wildlife Advisory Group shall be formed to advise the District and City
in the creation of a NRMP, cooperative management agreements, Adaptive Management
Review and any related wildlife management and restoration plans or prioritizations.
Because it will be frequently revised and updated, the NRMP has not been incorporated into
the Port Master Plan (PMP). If there are any conflicts between the NRMP and any portion of
the PMP, the provisions of the PMP shall control and take precedence.
Policy 1.2: A NRMP will be created as a condition of this Plan and will meet the
management objectives below.
Policy 1.3: Taking into consideration the potential changes in functionality of Wildlife Habitat
Areas due to rising sea levels, the NRMP will promote, at a minimum, the following
objectives (“Management Objectives”) for the Wildlife Habitat Areas:
a) Long term protection, conservation, monitoring, and enhancement of: 1) Wetland
habitat, with regard to gross acreage as well as ecosystem structure, function, and
value; 2) Coastal sage and coastal strand vegetation; and 3) Upland natural
resources for their inherent ecological values, as well as their roles as buffers to
more sensitive adjacent wetlands.
b) Upland areas in the Sweetwater and Otay Districts will be adaptively managed to
provide additional habitat or protection to create appropriate transitional habitat
during periods of high tide and taking into account future sea level rise.
c) Preservation of the biological function of all Bayfront habitats serving as avifauna for
breeding, wintering, and migratory rest stop uses.
d) Protection of nesting, foraging, and rafting wildlife from disturbance.
e) Avoidance of actions within the Chula Vista Bayfront area that would adversely
impact or degrade of water quality in San Diego Bay or watershed areas or impair
efforts of other entities for protection of the watershed.
f) Maintenance and improvement of water quality where possible and coordination with
other entities charged with watershed protection activities.
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Wildlife Habitat Areas is defined below and are depicted on Exhibit 1:
x

x
x

All National Wildlife refuge lands, currently designated and designated in the future,
in the South San Diego Bay and Sweetwater Marsh National Wildlife Refuge Units.
These areas are included in the definition of Wildlife Habitat Areas for the sole
purpose of addressing adjacency impacts and not for the purpose of imposing
affirmative resource management obligations with respect to the areas within the
National Wildlife Refuge lands.
All District designated lands and open water areas in the Conservation Land Use
Designations of Wetlands, Estuary, and Habitat Replacement as depicted in the
Precise Plan for Planning District 7.
Parcels 1g and 2a from the City’s Bayfront Specific Plan.

Policy 1.4: In addition to the standards described above, the NRMP will include:
a) All elements which address natural resource protection in the Final Environmental
Impact Report Mitigation Monitoring and Reporting Program (MMRP) including but
not limited to those which assign responsibility and timing for implementing mitigation
measures consistent with the City’s Multiple Species Conservation Program (MSCP)
Subarea Plan.
b) Pertinent sections of the MSCP Subarea Plan.
c) References to existing District policies and practices, such as Predator management
programs and daily trash collections with public areas and increase service during
special events.
d) Establishment of design guidelines to address adjacency impacts, such as storm
water, landscape design, light and noise and objectives as discussed in this Plan.
e) Establishment of baseline conditions and management objectives.
f) Habitat enhancement objectives and priorities.
Policy 1.5: The NRMP will be a natural resource adaptive management and monitoring plan
initially prepared in consultation with the Wildlife Advisory Group and regularly reviewed and
amended in further consultation with the Wildlife Advisory Group. Periodic Review will
address, among other things, monitoring of impacts of development as it occurs and
monitoring the efficacy of water quality improvement projects (if applicable) and
management and restoration actions needed for resource protection, resource threats,
management (i.e., sea-level rise, trash, window bird strikes, lighting impacts, bird flushing,
water quality, fireworks, human-wildlife interface, education and interpretation programs,
public access, involvement, and use plan, management of the human-wildlife interface,
wildlife issues related to facilities, trails, roads, overlooks planning, and watershed
coordination) and other issues affecting achievement of Management Objectives and related
to Adaptive Management Review.
2.

Wetlands
Policy 2.1: The biological productivity and the quality of wetlands shall be protected and,
where feasible, restored.
Policy 2.2: Wetlands shall be defined and delineated consistent with the Coastal Act and
the Coastal Commission Regulations, and shall include, but not be limited to, lands within
the coastal zone which may be covered periodically or permanently with shallow water and
include saltwater marshes, freshwater marshes, open or closed brackish water marshes,
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swamps, mudflats, and fens. Any unmapped areas that meet these criteria are wetlands
and shall be accorded all of the protections provided for wetlands in the PMP.
Wetlands shall be further defined as land where the water table is at, near, or above the
land surface long enough to promote the formation of hydric soils or to support the growth of
hydrophytes, and shall also include those types of wetlands where vegetation is lacking and
soil is poorly developed or absent as a result of frequent and drastic fluctuations of surface
water levels, wave action, water flow, turbidity or high concentrations of salts or other
substances in the substrate. Such wetlands can be recognized by the presence of surface
water or saturated substrate at some time during each year and their location within, or
adjacent to, vegetated wetlands or deep-water habitats.
Policy 2.3: Where the required initial site inventory indicates the presence or potential for
wetland species or other wetland indicators, the District shall require the submittal of a
detailed biological study of the site, with the addition of a delineation of all wetland areas on
the project site. Wetland delineations shall be based on the definitions contained in Section
13577(b) of Title 14 of the California Code of Regulations.
Policy 2.4:
a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes
shall be permitted in accordance with other applicable provisions of this Plan, where
there is no feasible less environmentally damaging alternative, and where feasible
mitigation measures have been provided to minimize adverse environmental effects,
and shall be limited to the following:
(1) New or expanded port, energy, and coastal-dependent industrial facilities, including
commercial fishing facilities.
(2) Maintaining existing, or restoring previously dredged, depths in existing
navigational channels, turning basins, vessel berthing and mooring areas, and boat
launching ramps.
(3) In open coastal waters, other than wetlands, including streams, estuaries, and
lakes, new or expanded boating facilities and the placement of structural pilings for
public recreational piers that provide public access and recreational opportunities.
(4) Incidental public service purposes, including but not limited to, burying cables and
pipes or inspection of piers and maintenance of existing intake and outfall lines.
(5) Mineral extraction, including sand for restoring beaches, except in environmentally
sensitive areas.
(6) Restoration purposes.
(7) Nature study, aquaculture, or similar resource dependent activities.
Policy 2.5: Where wetland fill or development impacts are permitted in wetlands in
accordance with the Coastal Act and any applicable PMP policies, mitigation measures shall
include creation of wetlands of the same type lost. Adverse impacts will be mitigated at a
ratio of 4:1 for all types of wetland, and 3:1 for non-wetland riparian areas.
Replacement of wetlands on-site or adjacent to the project site, within the same wetland
system, shall be given preference over replacement off-site or within a different system.
Areas subjected to temporary wetland impacts shall be restored to the pre-project condition
at a 1:1 ratio. Temporary impacts are disturbances that last less than 12 months and do not
result in the physical disruption of the ground surface, death of significant vegetation within
the development footprint, or negative alterations to wetland hydrology.
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Policy 2.6: Wherever wetlands are identified, a buffer of at least 100 feet in width from the
upland edge of wetlands and at least 50 feet in width from the upland edge of riparian
habitat shall be established. In some unusual cases, smaller buffers may be appropriate,
when conditions of the site as demonstrated in a site-specific biological survey, the nature of
the proposed development, etc. show that a smaller buffer would provide adequate
protection. In such cases, the California Department of Fish and Game (CDFG) must be
consulted and agree that a reduced buffer is appropriate and the District, or Commission on
appeal, must find that the development could not be feasibly constructed without a reduced
buffer. However, in no case shall the buffer be less than 50 feet.
Policy 2.7: At the time of adoption of the Chula Vista Bayfront plan, the seasonal ponds
designated “Former Industrial Areas in Process of Remediation” on O-1 and O-4 have been
identified as wetland habitat. These areas will be preserved and infrastructure rerouted to
preserve the resource. Site-specific studies to assess the extent and quality of natural
resources on the site will be required at the time development is proposed.
3.

Climate Change and Sea Level Rise:

“Sea level rise” means a change in the mean level of the ocean. Accepted sea level rise
scenarios shall be based on best available science (such as the October 2010 State of
California Sea Level Rise Interim Guidance Document by the California Climate Action Team)
and are presently projected at a range of approximately 10 to 17 inches for 2050.
Policy 3.1: Buffers within the Port Master Plan area have been designed to accommodate
potential areas of future sea level rise inundation and are identified on Exhibit 2. The Chula
Vista Bayfront plan also provides for an adequate amount of habitat migration within the
identified buffer areas based on a projected sea level rise.
In cases where buffers have not yet been established, a buffer of at least 100 feet in width
from the upland edge of wetlands and at least 50 feet in width from the upland edge of
riparian habitat shall be established. Buffers should take into account and adapt for rises in
sea level by incorporating wetland migration areas or other sea level rise adaptation
strategies as appropriate. The CDFG and U.S. Fish and Wildlife Service (USFWS) must be
consulted in such buffer determinations and, in some cases, the required buffer, especially
for salt marsh wetlands, could be greater than 100 feet. Uses and development within
buffer areas shall be limited to minor passive recreational uses, with fencing, desiltation or
erosion control facilities, or other improvements deemed necessary to protect the habitat, to
be located in the upper (upland) half of the buffer area; however, water quality features
required to support new development shall not be constructed in wetland buffers. All
wetlands and buffers identified and resulting from development and use approval shall be
permanently conserved or protected through the application of an open space easement or
other suitable device. All development activities, such as grading, buildings and other
improvements in, adjacent to, or draining directly to a wetland must be located and built so
they do not contribute to increased sediment loading of the wetland, disturbance of its
habitat values, or impairment of its functional capacity.
Policy 3.2: Development shall consider the potential changes in functionality of Wildlife
Habitat Area due to rising sea levels and coordinate management with the District and City
Climate Mitigation and Adaptation Plans. Siting and design of new shoreline development
shall take into account predicted future changes in sea level. In particular, an acceleration
of the historic rate of sea level rise shall be considered and based upon up-to-date scientific
papers and studies, agency guidance (such as the 2010 Sea Level Guidance from the
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California Ocean Protection Council), and reports by national and international groups such
as the National Research Council and the Intergovernmental Panel on Climate Change.
Consistent with all provisions of the PMP, new structures shall be set back a sufficient
distance landward or other sea level rise adaptation strategies incorporated to eliminate or
minimize, to the maximum extent feasible, hazards associated with anticipated sea level rise
over the expected economic life of the structure.
Policy 3.3: Upland areas in the Sweetwater and Otay Districts will be adaptively managed
to provide additional habitat or protection to create appropriate transitional habitat during
periods of high tide and taking into account future sea level rise.
Policy 3.4: Prospective development on S-1 shall be evaluated for potential hazards
associated with the current year 2050 and 2100 projected sea level rise scenarios
developed by the District. Development and siting decisions shall take into account
identified risks on the site as well as to surrounding resources and incorporate building
setbacks or other sea level rise adaptation strategies as appropriate.
4.

Wildlife Protection: Bird Strikes and Disorientation
Policy 4.1: Prior to issuance of any building permits, building plans shall be reviewed by a
qualified biologist retained by the developer and approved by the District, to verify that the
proposed building has incorporated specific design features to avoid or to reduce the
potential for bird strikes and that employ measures described below:
Policy 4.1.1: Lighting
a) No solid red or pulsating red lights shall be installed on or near the building unless
required by the Federal Aviation Administration (FAA).
b) Where lighting must be used for safety reasons (FAA 2000 Advisory Circular),
minimum intensity, maximum off-phased (3 seconds between flashes) white strobes
shall be used.
c) No solid spot lights or intense bright lights shall be used during bird migration periods
in the spring (from March to May) and fall (from August to October). All event lighting
shall be directed downward and shielded, unless such directed and shielded
minimized light spills beyond the area for which illumination is required.
d) Exterior lighting shall be limited to that which is necessary and appropriate to ensure
general public safety and way finding, including signage for building identification and
way finding.
e) Exterior lighting shall be directed downward and shielded to prevent upward lighting
and to minimize light spill beyond the area for which illumination is required.
f) Office space, residential units, and hotel rooms shall be equipped with motion
sensors, timers, or other lighting control systems to ensure that lighting is
extinguished when the space is unoccupied.
g) Office space, residential units, and hotel rooms shall be equipped with blinds,
drapes, or other window coverings that may be closed to minimize the effects of
interior night lighting.
Policy 4.1.2: Glass and Reflection
a) Use of reflective coatings on any glass surface is prohibited.
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b) Buildings shall incorporate measures to the satisfaction of the District or the City to
indicate to birds that the glass surface is solid by creating visual markers and muting
reflection.
c) Project design standards will encourage window stencilling and angling.
d) These measures may include but are not limited to the following:
i. Glass surfaces which are non-reflective
ii. Glass surfaces which are tilted at a downward angle
iii. Glass surfaces which use fritted or patterned glass
iv. Glass surfaces which use vertical or horizontal mullions or other
fenestration patterns
v. Glass surfaces which are fitted with screening, decorative grills, or
louvers
vi. Glass surfaces which use awnings, overhangs, bris sole, or other exterior
sun-shading devices
vii. Glass surfaces which use external films or coatings perceivable by birds
viii. Artwork, drapery, banners, and wall coverings that counter the reflection
of glass surfaces or block "see through" pathways.
Policy 4.1.3: Building Articulation
a) Structure design will include secondary and tertiary setbacks and, to the maximum
extent possible, stepped back building design, protruding balconies, recessed
windows, and mullioned glazing systems, shall be incorporated to the extent feasible.
Balconies and other elements will step back from the water's edge.
b) Design features that increase the potential for bird strikes, such as walkways
constructed of clear glass and "see through" pathways through lobbies, rooms and
corridors, shall be avoided except for minor features intended to enhance view
opportunities at grade level and only when oriented away from large open expanses.
c) Buildings shall be sited and designed to minimize glass and windows facing Wildlife
Habitat Areas to the maximum extent possible. Design for towers on Parcel H-3
should avoid east-west monolith massing and shall include architectural articulation.
d) Parcels containing surface parking, such as those depicted for the Sweetwater
District, will be designed with parking lots located nearer to the Wildlife Habitat
Areas. Site plans on parcels adjacent to Wildlife Habitat Areas will maximize
distance between structures and such areas.
Policy 4.1.4: Landscaping
a) Exterior trees and landscaping shall be located and glass surfaces shall incorporate
measures so that exterior trees and landscaping are not reflected on building
surfaces.
b) In small exterior courtyards and recessed areas, the building's edge shall be clearly
defined with opaque materials and non-reflective glass.
c) Interior plants shall be located a minimum of 10 feet away from glass surfaces to
avoid or reduce the potential for attracting birds.
Policy 4.1.5: Public Education
a) The owner or operator of each building shall implement an ongoing procedure to the
satisfaction of the District or the City to encourage tenants, residents, and guests to
close their blinds, drapes, or other window coverings to reduce or avoid the potential
for bird strikes.
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b) The owner or operator of each building shall enroll in the Fatal Light Awareness
Program's "Bird-Friendly Building Program" and shall implement ongoing tenant,
resident, and guest education strategies, to the satisfaction of the District or the City,
to reduce or avoid the potential for bird strikes, such as elevator and lobby signage
and educational displays, e-mail alerts and other bulletins during spring and fall
migratory seasons, and other activities designed to enlist cooperation in reducing
bird collisions with the building.
Policy 4.1.6: Monitoring Bird Strikes and Collisions
For Phase I projects, the project applicant shall retain a qualified biologist to design a
protocol and schedule, in consultation with the USFWS and subject to the approval of
the District or City, as appropriate depending on jurisdiction, to monitor bird strikes which
may occur during the first 12 months after the completion of construction. Within 60
days after completion of the monitoring period, the qualified biologist shall submit a
written report to the District or the City, which shall state the biologist's findings and
recommendations regarding any bird strikes that occurred. Based on the findings of
those reports, the District or the City, as appropriate depending on jurisdiction, in
coordination with the USFWS, will evaluate whether further action is required, which may
include further monitoring or redesign of structures for future phases.
Policy 4.2: Bird strikes must be monitored and measures developed to address persistent
problem areas in accordance with the NRMP. Nighttime lighting in tower buildings must be
addressed and evaluated through adaptive management such that impacts on birds are
avoided or minimized. Minimization of impacts of buildings on birds and the Wildlife Habitat
Areas will be a priority in the selection of window coverings, glass color, other exterior
materials, and design of exterior lighting and lighting of signs.
5.

Buffer Areas for Wildlife Protection
Policy 5.1: Designate “No Touch” Buffer Areas as defined and described in Exhibit 2. Such
areas will contain fencing designed specifically to limit the movement of domesticated, feral,
and nuisance predators (e.g. dogs, cats, skunks, opossums and other small terrestrial
animals [collectively, “Predators”]) and humans between developed park and No Touch
Buffer Areas and Wildlife Habitat Areas. The fence will be a minimum 6-foot high, black
vinyl chain link fence or other equally effective barrier designed to take into consideration
public views of the Bay and the need to protect natural resources. Fence design may
include appropriate locked access points for maintenance and other necessary functions.
Installation of the fence will include land contouring to minimize visual impacts of the fence.
The installation of such fencing must be completed prior to the issuance of Certificates of
Occupancy for development projects on either Parcel H-3 or H-23 and in conjunction with
development or road improvements in the Sweetwater District.
Policy 5.2: Prohibit active recreation, construction of any road (whether paved or not), within
No Touch Buffer Areas and “Transition Buffer Areas” as that term is defined and described
in Exhibit 2, with the exception of existing or necessary access points for required
maintenance.
Policy 5.3: Protect the No Touch Buffer Areas from the impacts of the Chula Vista Bayfront
project including, without limitation, fencing necessary to protect the Sweetwater Marsh and
the Sweetwater parcel tidal flats, the J Street Marsh next to the San Diego Bay National
Wildlife Refuge, and the north side of Parcel H-3.

Page 7

Policy 5.4: Include additional controls and strategies restricting movement of humans and
Predators into sensitive areas beyond the boundaries of the designated Buffer Areas.
Policy 5.5: Require the Recreational Vehicle (RV) Park to install fencing or other barriers
sufficient to prevent passage of predators and humans into sensitive adjacent habitat.
Policy 5.6: Require all dogs to be leashed in all areas of the Chula Vista Bayfront at all
times except in any designated and controlled off-leash areas.
Policy 5.7: Impose and enforce restrictions on all residential development to keep cats and
dogs indoors or on leashes at all times. Residential developments will be required to
provide education to owners and/or renters regarding the rules and restrictions regarding the
keeping of pets.
Policy 5.8: Habitat buffers shall include a 100-foot-wide buffer from the seasonal pond
(parcel SP-2) within the Sweetwater District, a 400-foot combined buffer in the Sweetwater
District and a minimum 100-foot buffer in the Otay District.
Policy 5.9: “Environmentally sensitive habitat area” (ESHA) means any area in which plant
or animal life or their habitats are either rare or especially valuable because of their special
nature or role in an ecosystem and which could be easily disturbed or degraded by human
activities and developments. The following areas shall be considered ESHA, unless there is
compelling site-specific evidence to the contrary:
x Any habitat area that is rare or especially valuable from a local, regional, or statewide
basis.
x Areas that contribute to the viability of plant or animal species designated as rare,
threatened, or endangered under State or Federal law.
x Areas that contribute to the viability of species designated as Fully Protected or
Species of Special Concern under State law or regulations.
x Areas that contribute to the viability of plant species for which there is compelling
evidence of rarity, for example, those designated by the California Native Plant
Society (CNPS) as 1b (Rare or endangered in California and elsewhere), such as
Nuttall’s scrub oak or “2” (rare, threatened or endangered in California but more
common elsewhere), such as wart-stemmed Ceanothus.
Policy 5.10: New development shall be sited and designed to avoid impacts to ESHA.
ESHA shall be protected against any significant disruption of habitat values, and only uses
dependent on those resources shall be allowed within those areas.
Development in areas adjacent to environmentally sensitive habitat areas and parks and
recreation areas shall be sited and designed to prevent impacts which would significantly
degrade those areas, and shall be compatible with the continuance of those habitat and
recreation areas. These uses include enhancement/restoration work, passive recreational
parks and public access or recreational facilities such as trails and bike paths integrated into
the natural environment and sited and designed to preserve, and be compatible with, native
habitat.
Policy 5.11: At the time of adoption of the Chula Vista Bayfront plan, the Coastal Sage
Scrub on the berm in the S-1 and S-2 parcel areas and the non-native grasslands located in
various locations within the Chula Vista Bayfront Master Plan were not identified as ESHA.

Page 8

Site-specific studies to assess the extent and quality of natural resources on a site will be
required at the time development is proposed.
Policy 5.12: In the 1-g parcel area, a pedestrian bridge is proposed to create a linkage over
a tidal inlet associated with the F and G Street Marsh. Tidal habitats should be treated as
ESHA and the bridge crossing must be designed to enhance the habitat values present and
reduce erosion. This bridge span must be extended and the existing incised channel slope
should be cut back, reducing the slope and then creating additional salt marsh habitat on the
created floodplain. Site-specific studies to assess the extent and quality of natural
resources at the site will be required at the time development is proposed.
Policy 5.13: If located in or adjacent to ESHA, new development shall include an inventory
conducted by a qualified biologist of the plant and animal species present on the project site.
If the initial inventory indicates the presence or potential for sensitive species or habitat on
the project site, a detailed biological study shall be required. Sensitive species are those
listed in any of three categories: federally listed, state listed or designated species of special
concern or fully protected species, and CNPS categories 1B and 2.
Policy 5.14: Development adjacent to ESHAs shall minimize impacts to habitat values or
sensitive species to the maximum extent feasible. Native vegetation buffer areas shall be
provided around ESHAs to serve as transitional habitat and provide distance and physical
barriers to human intrusion. Buffers shall be of a sufficient size to ensure the biological
integrity and preservation of the ESHA they are designed to protect.
Policy 5.15: All buffers around (non-wetland) ESHA shall be a minimum of 100 feet in width,
or a lesser width may be approved by the District if findings are made that a lesser buffer
would adequately protect the resource. However, in no case can the buffer size be reduced
to less than 50 feet.
Policy 5.16: Public access-ways and trails are considered resource dependent uses. New
access-ways and trails located within or adjacent to ESHA shall be sited to minimize impacts
to ESHA to the maximum extent feasible. Measures including, but not limited to, signage,
placement of boardwalks, and limited fencing shall be implemented as necessary to protect
ESHA.
Policy 5.17: Modifications to required development standards that are not related to ESHA
protection (street setbacks, height limits, etc.) shall be permitted where necessary to avoid
or minimize impacts to ESHA.
Policy 5.18: Protection of ESHA and public access shall take priority over other
development standards and where there is any conflict between general development
standards and ESHA and/or public access protection, the standards that are most protective
of ESHA and public access shall have precedence.
Policy 5.19: Impacts to native habitat that does not constitute ESHA that cannot be avoided
through the implementation of siting and design alternatives shall be fully mitigated, with
priority given to on-site mitigation. Off-site mitigation measures shall only be approved when
it is not feasible to fully mitigate impacts on-site or where off-site mitigation is more
protective. Mitigation for impacts to native habitat shall be provided at a 3:1 ratio.
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6.

Landscaping and Vegetation
Policy 6.1: The following landscape guidelines will apply to the Chula Vista Bayfront area:
a) Invasive plant species (as listed in the California Invasive Plant Inventory list or
California Invasive Plant Inventory Database or updates) will not be used in the
Chula Vista Bayfront area. Any such invasive plant species that establishes itself
within the Chula Vista Bayfront area will be immediately removed to the maximum
extent feasible and in a manner adequate to prevent further distribution into Wildlife
Habitat Areas. A condition of approval for coastal development permits will require
applicants to remove any such invasive plant species that established itself within the
Chula Vista Bayfront area.
b) Only designated native plants will be used in No Touch Buffer Areas, habitat
restoration areas, or in the limited and transitional zones of Parcel SP-1 adjacent to
Wildlife Habitat Areas.
c) Non-native plants will be prohibited adjacent to Wildlife Habitat Areas and will be
strongly discouraged and minimized elsewhere where they will provide breeding of
undesired scavengers.
d) No trees will be planted in the No Touch Buffer Areas or directly adjacent to a
National Wildlife Refuge, J Street Marsh, or SP-2 areas where there is no Buffer
Area.

7.

Lighting and Illumination
Policy 7.1: All roadways will be designed, and where necessary edges bermed, to ensure
penetration of automobile lights in the Wildlife Habitat Areas will be minimized subject to
applicable City and District roadway design standards.
Policy 7.2: Explicit lighting requirements to minimize impacts to Wildlife Habitat Areas will
be devised and implemented for all Bayfront uses including commercial, residential,
municipal, streets, recreational, and parking lots. Beacon and exterior flood lights are
prohibited where they would impact a Wildlife Habitat Area and use of this lighting should be
minimized throughout the project.
Policy 7.3: All street and walkway lighting should be shielded to minimize sky glow.
Policy 7.4: To the maximum extent feasible, all external lighting will be designed to
minimize any impact on Wildlife Habitat Areas, and operations and maintenance will be
devised to ensure appropriate long-term education and control of light impacts. To the
maximum extent feasible, ambient light impacts to the Sweetwater or J Street Marshes will
be minimized.
Policy 7.5: Sweetwater and Otay District parks will open and close in accordance with
District Park Regulations.
Policy 7.6: Laser light shows will be prohibited.
Policy 7.7: Construction lighting will be controlled to minimize Wildlife Habitat Areas
impacts.
Policy 7.8: In Sweetwater and Otay District parks, lighting will be limited to that which is
necessary for security purposes. Security lighting will be strictly limited to that required by
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applicable law enforcement. All lighting proposed for the Sweetwater and Otay District
parks and the shoreline promenade will be placed only where needed for human safety.
Lights will be placed on low-standing bollards, shielded, and flat bottomed, so the
illumination is directed downward onto the walkway and does not scatter. Lighting that emits
only a low-range yellow light will be used to minimize ecological disruption. No night lighting
for active sports facilities will be allowed.
8.

Noise
Policy 8.1: Construction noise shall be controlled to minimize impact to Wildlife Habitat
Areas.

9.

Public, Resident, Visitor, Worker Education Program Education
Policy 9.1: An environmental education program will be developed and implemented and
will include the following:
a) The program must continue for the duration of the Chula Vista Bayfront project and
must target both residential and commercial uses as well as park visitors.
b) The program’s primary objective will be to educate Bayfront users, residents, visitors,
tenants and workers about the natural condition of the Bay, the ecological
importance of the Chula Vista Bayfront area and the public’s role in the restoration
and protection of wildlife resources of the Bay.
Policy 9.2: The environmental education program will include educational signage, regular
seminars and interpretive walks on the natural history and resources of the area, and
regular stewardship events for volunteers (i.e., shoreline and beach cleanups, exotic plant
removal, etc.).
Policy 9.3: The environmental education program will include adequate annual funding for
personnel or contractor/consultant and overhead to ensure implementation of the following
functions and activities in collaboration with the Chula Vista Nature Center or USFWS:
a)
b)
c)
d)
e)

10.

Coordination of volunteer programs and events;
Coordination of interpretive and educational programs;
Coordination of tenant, resident and visitor educational programs;
Docent educational; and
Enhancements and restoration events.

Boating Impacts
Policy 10.1: All boating, human, and pet intrusion must be kept away from F&G Street
channel mouth and marsh.
Policy 10.2: Water areas will be managed with enforceable boating restrictions No boating
will be allowed in vicinity of the J Street Marsh or east of the navigation channel in the
Sweetwater District during the fall and spring migration and during the winter season when
flocks of birds are present.
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Policy 10.3: All rentals of personal water craft (PWC) will be prohibited in the Chula Vista
Bayfront. (Note: PWC will mean a motorboat less than sixteen feet in length which uses an
inboard motor powering a jet pump as its primary motive power and which is designed to be
operation by a person sitting, standing, or kneeling on rather than in the conventional
manner of sitting or standing inside the vessel.)
Policy 10.4: Use of PWCs will be prohibited in Wildlife Habitat Areas, subject to applicable
law.
Policy 10.5: A five (5) mile per hour speed limit will be enforced in areas other than the
navigation channels.
Policy 10.6: Boating in the project area will be managed in a manner that protects water
quality and that ensures persons or employees maintaining boats in slips or using slips on a
transient basis are made aware of water quality provisions.
a) Approval of projects within Chula Vista Bayfront Master Plan marinas shall
include appropriate requirements from the District Jurisdictional Urban Runoff
Management Document (JURMP) that includes appropriate Best Management
Practices (BMPs) for controlling adverse impacts to water quality related to the
boating facilities, including those BMPs for activities occurring over water.
b) Approval of projects within the Chula Vista Bayfront Master Plan marinas shall
include a requirement for boating facilities to identify procedures for inspection of
boater activities and sanctions for boaters that may be adversely impacting water
quality.
c) Marinas in the Chula Vista Bayfront Master Plan project area shall provide
evidence of ongoing efforts to protect water quality, such as a current certification
by the Clean Marinas program (cleanmarina.org), stormwater BMP Plan, or other
equivalent
documentation
of
clean
marina
practices
(http://www.cleanmarina.org/cleanmanual.shtml).
d) San Diego Bay is a federally designated No Discharge Zone. The District shall
ensure that District-leased facilities are adequately informing their boater tenants
of their responsibilities regarding the discharge of sewage and are providing
information to boaters on ways to anonymously report violators.
e) The District shall adopt an addendum to leasing agreements for boating facilities
that specifies actions that should be taken to protect water quality. This
addendum should reflect applicable water quality laws and regulations pertaining
to San Diego Bay.
11.

Walkway and Pathway Design
Policy 11.1: Walkways, paths, and overlooks near Wildlife Habitat Areas outside of the No
Touch Buffer Areas will be designed in accordance with the following:
a) Alignment, design, and general construction plans of walkways and overlooks will be
developed to minimize potential impacts to Wildlife Habitat Areas.
b) Path routes will be sited with appropriate setbacks from Wildlife Habitat Areas.
c) Paths running parallel to shore or marsh areas that will cause or contribute to bird
flushing will be minimized throughout the Chula Vista Bayfront.
d) Walkways and overlooks will be designed to minimize and eliminate, where possible,
perching opportunities for raptors and shelter for skunks, opossums or other
Predators.
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e) Walkways and overlooks that approach sensitive areas must be blinded, raised, or
otherwise screened so that birds are not flushed or frightened. In general, walkway
and overlook designs will minimize visual impacts on the Wildlife Habitat Areas of
people on the walkways.
12.

Predator Management
Policy 12.1: The NRMP will include provisions designed to manage Predator impacts on
Wildlife Habitat Areas which will include and comply with the following:
a) Year-round, funded Predator management will be implemented for the life of the
Chula Vista Bayfront project with clearly delineated roles and responsibilities for the
District, City and Resource Agencies. The primary objective of such provisions will
be to adequately protect terns, rails, plovers, shorebirds, over-wintering species, and
other species of high management priority as determined by the Resource Agencies.
b) Predator management will include regular foot patrols and utilize tracking techniques
to find and remove domestic or feral animals.
c) Predator attraction and trash management shall be addressed for all areas of the
Chula Vista Bayfront project by identifying clear management measures and
restrictions. Examples of the foregoing include design of trash containers, including
those in park areas and commercial dumpsters, to be covered and self-closing at all
times, design of containment systems to prevent access by sea gulls, rats, crows,
pigeons, skunks, opossums, raccoons, and similar animals and adequate and
frequent servicing of trash receptacles.
d) All buildings, signage, walkways, overlooks, light standards, roofs, balconies, ledges,
and other structures that could provide line of sight views of Wildlife Habitat Areas
will be designed in a manner to discourage their use as raptor perches or nests.

13.

Stormwater and Urban Runoff Quality
Policy 13.1: Provisions for access for non-destructive maintenance and removal of litter and
excess sediment will be integrated into these facilities. In areas that provide for the natural
treatment of runoff, cattails, bulrush, mulefat, willow, and the like are permissible.
Policy 13.2: In order to protect the quality of coastal waters the District shall promote the
protection of water quality that meets state standards and the restoration of waters that do
not meet state standards, and encourage and support public outreach and education
regarding the water quality impacts of development.
All new development shall:
a) Comply with the Regional Water Quality Control Board Order No. R9-2007-0001, National
Pollutant Discharge Elimination System Permit No. CAS0108758, Waste Discharge
Requirements for Discharges of Urban Runoff from the Municipal Separate Storm Sewer
Systems Draining the Watersheds of the County of San Diego, the Incorporated Cities of San
Diego County, and the San Diego Unified Port District (Municipal Permit), as adopted,
amended, and/or modified or replaced by the Regional Water Quality Control Board with a
new Municipal Permit. The Municipal Permit prohibits any activities that could degrade
stormwater quality.
b) Comply with the District Jurisdictional Urban Runoff Management Document and the District
Standard Urban Stormwater Mitigation Plan which provides BMP requirements for new
development and redevelopment.
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c) Be designed and managed to minimize the introduction of pollutants into coastal waters
to the maximum extent practicable.
d) Be designed and managed to minimize increases in peak runoff rate and volume in
order to avoid detrimental water quality impacts caused by excessive erosion or
sedimentation.
e) Include Site Design and Source Control BMPs and Low Impact Development practices,
where feasible, in all developments.
f) Implement the requirements of Hydromodification Management Plan developed
pursuant to the Municipal Permit, as required.
g) Minimize impervious surfaces in new development, especially directly connected
impervious areas, and, where feasible, increase the area of pervious surfaces in
redevelopment.
h) Minimize erosion, sedimentation, and polluted runoff from construction-related activities
of development, to the maximum extent practicable.
i) Minimize the land disturbance activities of construction (e.g., clearing, grading, and cutand-fill), especially in erosive areas (including steep slopes, unstable areas, and erosive
soils), to avoid detrimental water quality impacts caused by increased erosion or
sedimentation. Incorporate soil stabilization BMPs on disturbed areas as soon as
feasible.
j) Require Treatment Control BMPs, in addition to Site Design and Source Control
measures, when the combination of Site Design and Source Control BMPs is not
sufficient to protect water quality.
k) Be designed, constructed and maintain any required Treatment Control BMPs (or suites
of BMPs) are designed and constructed so that they treat, infiltrate, or filter the amount
of storm water runoff produced by all storms up to and including the 85th percentile, 24hour storm event for volume-based BMPs, and/or the 85th percentile, 1-hour storm
event (with an appropriate safety factor of 2 or greater) for flow-based BMPs.
Policy 13.3: An on-site pump out facility shall be required with the development of any new
marinas.
Policy 13.4: Stormwater and non-point source urban runoff into Wildlife Habitat Areas must
be monitored and managed so as to prevent unwanted ecotype conversion or weed
invasion. A plan to address the occurrence of any erosion or type conversion will be
developed and implemented, if necessary. Monitoring will include an assessment of stream
bed scouring and habitat degradation, sediment accumulation, shoreline erosion and stream
bed widening, loss of aquatic species, and decreased base flow.
Policy 13.5: The use of insecticides, herbicides, rodenticides or any toxic chemical
substance that drains into Wildlife Habitat Areas or which has the potential to significantly
degrade ESHA, shall be prohibited within and adjacent to ESHAs, except where necessary
to protect or enhance the habitat itself, such as eradication of invasive plant species, or
habitat restoration. Application of such chemical substances shall not take place during the
winter season or when rain is predicted within a week of application.
Policy 13.6: Integrated Pest Management must be used in all outdoor, public, buffer,
habitat, and park areas.
Policy 13.7: Fine trash filters are required for all storm drain pipes that discharge toward
Wildlife Habitat Areas.
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14.

Additional Habitat Management and Protection
Policy 14.1: The District will exercise diligent and good faith efforts to enter into the
following cooperative agreements with the USFWS or other appropriate agency or
organization:
a) An agreement providing for the long-term protection and management of the
sensitive biological habitat running north from the South Bay Boatyard to the
Sweetwater River Channel (known as the Sweetwater Tidal Flats) and
addressing educational signage, long-term maintenance, and additional
protection measures such as increased monitoring and enforcement, shared
jurisdiction and enforcement by District personnel with legal authority to enforce
applicable rules and regulations (“District Enforcement Personnel”), shared
jurisdiction and enforcement by District Enforcement Personnel and other
appropriate Resource Agencies of resource regulations, and placement of
enforcement signage. Subject to the cooperation of the applicable Resource
Agency, such cooperative agreement will be executed prior to the Development
Commencement of any projects subject to District’s jurisdiction within the
Sweetwater or Harbor Districts.
b) An agreement for the long-term protection and management of the J Street
Marsh and addressing additional protective measures such as educational
signage, long-term maintenance, and monitoring and enforcement by District
Enforcement Personnel and enforcement of resource regulations by District
Enforcement Personnel and other Resource Agencies and placement of
enforcement signage. Subject to the cooperation of the applicable Resource
Agency, such cooperative agreement will be executed prior to the Development
Commencement within the Otay District.
c) If either of the cooperative agreements contemplated above is not achievable
within three (3) years after Final Environmental Impact Report certification, the
District will develop and pursue another mechanism that provides long-term,
additional protection and natural resource management for these areas.
Policy 14.2: The District will include an analysis of the appropriate level and method for
wetland and marine life habitat restoration of the intake/discharge channels associated with
the South Bay Power Plant in the environmental review document for the demolition of the
South Bay Power Plant that includes below grade or in water structures.
Policy 14.3: A permanent 100-foot-wide buffer shall be provided from proposed
development around the seasonal wetland within Parcel SP-2.
Policy 14.4: In order to ensure that sensitive resources are protected from adjacent
development, at the time project specific development is proposed on parcel S-1, shading
impacts, appropriate setbacks, step backs, and/or height reductions, will be analyzed as part
of the necessary subsequent environmental review for those projects.
Policy 14.5: As a future and separate project, the District will investigate, in consultation
with the USFWS, the feasibility of restoring an ecologically meaningful tidal connection
between the F & G Street Marsh and the upland marsh on parcel SP-2 consistent with
USFWS restoration concepts for the area. At a minimum, the investigation will assess the
biological value of tidal influence, the presence of hazardous materials, necessary physical
improvements to achieve desired results, permitting requirements, and funding opportunities
for establishing the tidal connection. This investigation will be completed prior to the
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initiation of any physical alteration of SP-2, F Street, and/or the F & G Street Marsh. In
addition, once emergency access to the Chula Vista Bayfront area has been adequately
established such that F Street is no longer needed for public right-of-way, the District and
City will abandon/vacate the F Street right-of-way for vehicular use, but may reserve it for
pedestrian and bicycle use if ecologically appropriate.
Policy 14.6: Channelizations or other substantial alterations of streams shall be prohibited
except for: (1) necessary water supply projects where no feasible alternative exists; (2) flood
protection for existing development where there is no other feasible alternative; or (3) the
improvement of fish and wildlife habitat. Any channelization or stream alteration permitted
for one of these three purposes shall minimize impacts to coastal resources, including the
depletion of groundwater, and shall include maximum feasible mitigation measures to
mitigate unavoidable impacts. Bioengineering alternatives shall be preferred for flood
protection over "hard" solutions such as concrete or riprap channels.
15.

Energy
The development of the Chula Vista Bayfront offers the District and City a unique
opportunity to demonstrate the viability of responsible and sustainable development
practices. Accordingly, the Chula Vista Bayfront Development Policies seek to establish
guidelines to govern the future build-out of the programmatic elements of Chula Vista
Bayfront and to ensure that the project is comprised of high performance and highly energyefficient buildings and clean, efficient generation. The standards in this section are intended
to be interpreted broadly and with the flexibility to adapt to new energy technology and
evolving building construction and design practices.
Policy 15.1: The following energy standards shall be applied to development of all parcels
within the Chula Vista Bayfront area except Parcels HP-5, H-13, H-14 and H-15. These
parcels are addressed on separate standards provided below. The term “Development” will
mean the development of an individual parcel within the Chula Vista Bayfront area.
a) To help reduce the need for fossil-fueled power generation, reduce greenhouse
gas emissions, and support the California Energy Commission’s Loading Order
for Electricity Resources, all Developments will achieve a minimum of a fifty (50)
percent reduction in annual energy use in accordance with these policies.
b) Each building in each Development will perform at least fifteen (15) percent
better than Title 24, Part 6 of the California Building Energy Efficiency Standards
(“Title 24”) in effect on the date of the execution of the Chula Vista Bayfront
Master Plan Settlement Agreement (May 2010). The minimum energy efficiency
performance standard adopted by the City is hereinafter described as its “Energy
Efficiency Requirement” or “EER”. Should revised Title 24 standards be adopted
by the State of California, the City’s EER at the time a building permit application
is submitted for such Development shall apply.
c) The balance of the fifty (50) percent reduction in annual energy use will be
achieved through the use of any combination of the energy reduction measures
described in these policies. To achieve compliance with this policy, sponsors of
Developments may select one of two paths. The first path is based on Title 24
(“Title 24 Path”) and the second is described in Energy and Atmosphere, Credit 1
“Optimize Energy Performance” (Credit EA-/c1) in the US Green Building
Council’s Leadership in Energy and Environmental Design (LEED) v3 system
(“LEED Path”). The definition of the term “Baseline” against which energy
reduction will be measured will vary depending on the path selected and is
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d)

e)

f)

g)

h)

i)

j)

further described in Exhibit 3. Choosing the LEED Path does not require a
Development to achieve LEED Certification, but simply uses the methodology of
EA-/c1.
Renewable Energy generated within the boundaries of the Development will be
credited toward the minimum of a fifty (50) percent reduction in annual energy
use in accordance energy reduction requirement. The term “Renewable Energy”
will mean energy derived from the sources described in California Public
Resources Code section 25741 (b) 1.
Renewable Energy generated on one or more sites (“Renewable Energy Sites”)
within the boundaries of the Chula Vista Bayfront by the District, City or other
third party and fed to the electrical grid or to the Development will be credited
toward the minimum of a fifty (50) percent energy reduction requirement.
Aggregate energy generated on Renewable Energy Sites may be allocated to an
individual Development up to the amount necessary to achieve such
Development's compliance with the minimum of a fifty (50) percent energy
reduction requirement. Once allocated to a Development, the amount of energy
generated by Renewable Energy Sites so allocated may not be further allocated
to another Development.
Participation in a City of Chula Vista sponsored energy efficiency program
provided that the resulting energy reduction may be calculated and verified. The
methodology for calculating the amount of the credit toward the minimum of a
fifty (50) percent energy reduction requirement under the Title 24 Path and the
LEED Path is described in Exhibit 3.
Each Development will develop, implement, and for the life of each Development,
maintain a measurement and verification plan (“M&V Plan”). Such participation
has been shown to increase the persistence of energy efficiency (“EE”) and also
to provide a way of recognizing and encouraging the ongoing conservation
efforts of occupants and facility managers and will be awarded a waiver for five
(5) percent credit against the Baseline to determine compliance with the
minimum of a fifty (50) percent energy reduction requirement. The District will
include in all leases the requirement to perform an energy audit every three (3)
years for the convention centers and hotel Developments over 300 rooms and
five (5) years for all other Developments to ensure that all energy systems are
performing as planned or corrective action will be taken if failing to meet EE
commitments.
Participation in one of SDG&E’s Voluntary Demand Reduction (DR) utility rates
will be awarded a waiver for three (3) percent credit against the Baseline to
determine compliance with the minimum of a fifty (50) percent energy reduction
requirement.
Participation in one of SDG&E’s Mandatory Demand Reduction (DR) utility rates
will be awarded a waiver for five (5) percent credit against the Baseline to
determine compliance with the minimum of a fifty (50) percent energy reduction
requirement.
Incorporation of natural ventilation into design such that at least 75% of the
conditioned area is naturally ventilated according to the guidelines set forth in
Exhibit 3, and if this benefit was not included in the energy efficiency calculations,
the project will be awarded either: a waiver for five (5) percent credit against the
Baseline to determine compliance with the minimum of a fifty (50) percent energy
reduction requirement; or, a waiver for ten (10) percent credit will be awarded if
the natural ventilation system is coupled with an energy or cooling system that
does not draw from the grid if and when natural ventilation is not used. This may
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be prorated if less than seventy-five (75) percent of the conditioned area is
naturally ventilated.
k) The parties understand and acknowledge that the energy reduction measures
described above for a Development or component of a Development may be
phased in over time to achieve compliance with the minimum of a fifty (50)
percent energy reduction requirement provided such energy reduction measures
are completed no later than thirty-six (36) months following issuance of a
Certificate of Occupancy for such Development or such component thereof.
l) To further incentivize responsible and sustainable development practices within
the boundaries of the Chula Vista Bayfront, District and City will consider
voluntary commitments to levels of energy reduction in excess of the
requirements of above, commitment to achievement of a LEED Certification,
and/or a “Living Building Challenge” in connection with the selection of
respondents in Request for Proposals/Request for Qualifications (RFP/RFQ)
processes for Developments within the Chula Vista Bayfront area.
Policy 15.2: Within one year following the California Coastal Commission’s (CCC) approval
of a Port Master Plan amendment substantially consistent with the Chula Vista Bayfront
project, the District will in good faith consider adoption of an ordinance in a public hearing
process that, if approved by the Board of Port Commissioners, will require the following:
a) Within six (6) months following adoption of the ordinance and every three (3)
years thereafter, the District will conduct an energy efficiency and renewable
energy analysis that will:
(i) Assess the feasibility and cost-effectiveness of programs and options to
reduce demand on the electric grid from all lands under District’s
jurisdiction; and,
(ii) Include, but not be limited to, an assessment of the potential for reduction
in energy use on all land under District’s jurisdiction through increases in
energy efficiency, demand response, clean renewable and distributed
energy generation and other methods and technologies.
b) Upon the completion of each analysis, the District will consider good faith
implementation of cost-effective programs and options as part of its commitment
to greenhouse gas reductions and global climate change prevention activities
consistent with Assembly Bill 32.
c) The results of each analysis will be published on the District’s website and
received by the District’s Board of Port Commissioners in a public forum.
16.

Hazardous Materials and Exposure Policies
Policy 16.1: Parcels contaminated with hazardous materials will be remediated to levels
adequate to protect human health and the environment.

17.

Public Engagement
Policy 17.1: A South Bay Wildlife Advisory Group (“Wildlife Advisory Group”) will be formed
to advise the District and City in the creation of the NRMP, cooperative management
agreements, Adaptive Management Review and any related wildlife management and
restoration plans or prioritizations.
The Wildlife Advisory Group will also address
management issues and options for resolution. The Wildlife Advisory Group will initiate and
support funding requests to the District and City, identify priorities for use of these funds and
engage in partnering, education, and volunteerism to support the development of the Chula
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Vista Bayfront in a manner that effectively protects and enhances the fish, wildlife, and
habitats of the area and educates and engages the public. The Wildlife Advisory Group will
meet as needed, but at a minimum of every six (6) months for the first ten (10) years and
annually thereafter.
Policy 17.2: The Wildlife Advisory Group will meet to: (i) determine the effectiveness of the
NRMP in achieving the Management Objectives; (ii) identify any changes or adjustments to
the NRMP required to better achieve the Management Objectives; (iii) identify any changes
or adjustments to the NRMP required to respond to changes in the man-made and natural
environments that are affecting or, with the passage of time may affect, the effectiveness of
the NRMP in achieving the Management Objectives; and (iv) review priorities relative to
available funding. At its periodic meetings, the Wildlife Advisory Group may also consider
and make recommendations regarding (a) implementation of the NRMP as needed, (b)
Adaptive Management Review and (c) NRMP Amendments.
Policy 17.3: The Wildlife Advisory Group will advise the joint powers authority (“JPA”) on
expenditure of the Community Benefits Fund consistent with this Plan subject to applicable
law. Written recommendations from the Wildlife Advisory Group will be forwarded to the
District and City for consideration on key decisions as the build-out of the Chula Vista
Bayfront project occurs.
Policy 17.4: A Bayfront Cultural and Design Committee (“BCDC”) shall be formed to advise
the District in addressing the design of parks, cultural facilities, and development projects.
The public participation process for the BCDC will include broad community representation
and will be modeled after the Community Advisory Committee (CAC) process. Membership
will include at least one member each from the District, Chula Vista Planning Commission,
Design Review Committee, and Resource Conservation Committee. The BCDC will advise
the District in the establishment of Chula Vista Bayfront Master Plan design guidelines to
address cohesive development and streetscape design standards, walkways and bikeways
design to promote safe walking and biking, standards for design of park areas, and cultural
facilities but will not address NRMP and Wildlife Habitat Areas design guidelines described
above. A minimum of three public meeting/workshops will be held to establish the design
guidelines.
18.

Public Access
Policy 18.1: The concept approval for the Signature Park will include a refined plan to
address the linkage between the parks over the F and G Street channel. The design will
ensure that the linkage between the two parks is easily accessed, obvious, and allows
visitors to flow naturally and safely between the two parts of the park. A separate pedestrian
bridge will be evaluated and, if necessary, a supplemental environmental review will be
performed to address any necessary issues prior to the concept approval being forwarded to
the Board of Port Commissioners.
Policy 18.2: Phase I Signature Park improvements (including development of Parcel S-2,
within the Transition Buffer Areas and Limited Use zones of parcel SP1, and the fencing of
the No Touch Buffer Area of Parcel SP1) will be completed prior to the issuance of
Certificates of Occupancy for projects developed on either Parcel H-3 or H-23 and after any
additional necessary environmental review. The public participation process for the design
of the park will be completed prior to District Staff seeking Concept Approval from the Board
of Port Commissioners.
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19.

Sweetwater and Otay District Public Park Requirements
Policy 19.1: Sweetwater and Otay District Public Parks will meet the following minimum
standards in addition to those described above:
a) The parks will be Passive in nature and encourage Passive recreation, be low-impact
and contain minimal permanent structures. Structures will be limited to single-story
heights and will be limited in function to restrooms, picnic tables, shade structures
and overlooks. The term “Passive” will mean that which emphasizes the open-space
aspect of a park and which involves a low level of development, including picnic
areas and trails. In contrast, active recreation is that which requires intensive
development and includes programmable elements that involve cooperative or team
activity, including, ball fields and skate parks.
b) The parks will be constructed using low water-use ground cover alternatives where
possible.
c) Pedestrian and bike trails will be segregated where feasible. A meandering public
trail will be provided along the entire length of the Bayfront. The meandering trail
within the Sweetwater Park and adjacent to Buffer Areas will not be paved.
d) The parks will not include athletic field amenities.
e) No unattended food vending will be allowed.
f) The parks will include enforcement signage that prohibits tenants, employees,
residents, or visitors from feeding or encouraging feral cat colonies and prevents
feral cat drop-off or abandonment of pets; and prohibits leash free areas near
buffers.
g) Due to their immediate adjacency to Wildlife Habitat Areas, the following restrictions
will apply to parks located within the Sweetwater and Otay Districts:
(i) Such parks will be designated as Passive use parks and use of amplified
sound equipment will be prohibited.
(ii) Reservations for group events and activities will be prohibited.

20.

Circulation and Pedestrian Orientation
Policy 20.1: Shoreline promenades shall be a minimum of 25 feet in width allowing both
pedestrians and bicyclists and shall be constructed directly along the waterfront where
feasible and maintained free of private encroachment around the Bayfront. Pathways and
walking trails not proposed along the shoreline shall be a minimum width of 12 feet.
Policy 20.2: Provide a continuous open space system, fully accessible to the public, which
would seamlessly connect the Sweetwater, Harbor, and Otay Districts through components
such as a continuous shoreline promenade or “Baywalk” and a continuous bicycle path
linking the parks and ultimately creating greenbelt linkages.
Policy 20.3: Create a meandering pedestrian trail constructed of natural material that is
easily maintained and interwoven throughout the Signature Park. Create, as part of the E
Street Extension, a pedestrian pathway/bridge to provide a safe route for pedestrians to
walk and to transition from the Sweetwater District to the Harbor Park Shoreline Promenade
and park in the Harbor District.
Policy 20.4: Segregate Pedestrian and bike trails where feasible. Provide a meandering
public trail along the entire length of the Bayfront. Leave unpaved the meandering trail
within the Sweetwater Park and adjacent to Buffer Areas.
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Policy 20.5: Open spaces integrated into the hotels must include activating uses such as
restaurants, outdoor sitting and dining areas and retail shops, which would be open to the
public as well as hotel patrons.
Policy 20.6: Public access and other path-finding signage should be placed at strategic
locations throughout the hotel complexes and to guide guests and visitors to and from public
use areas, shops and restaurants, restrooms, and other facilities.
Policy 20.7: To help integrate all publicly accessible areas and provide convenience and
low cost services for the general public, the ground floor of the hotel developments and
associated outdoor areas should contain a variety of pedestrian-oriented amenities, which
may include reasonably priced restaurants, newspaper stands, outdoor cafes with sit down
and walkup service, informational kiosks, ATM’s, public art or gift shops easily accessible to
the public.
Policy 20.8: The design of the Resort Conference Center (H-3) development must provide a
strong public interface with the adjacent Signature Park by including publicly accessible
areas with convenience and low cost services for the general public. Specifically, on the
west side of the site, the ground floor of the development and associated outdoor areas
must include a variety of pedestrian-oriented amenities and activating uses, such as
restaurants, outdoor cafes with sit down and walkup service, informational kiosks, ATMs,
public art or gift shops easily accessible to the public. The RFP for the development of the
Resort Conference Center (H-3) site will identify these requirements and will emphasize the
need for establishing linkages to, from and through the site such that the public feels
welcome on the site and encouraged to connect to public promenades and other public
amenities in the park areas or along H Street and Marina Parkway. Other public amenities
that may be provided at various locations around the hotel site include public wireless
connectivity, drinking fountains, bike racks, horticultural interpretive labels on landscape
elements, educational and historic plaques/displays, and dog drinking fountains. These
elements represent public recreational opportunities and will encourage access to and
around the site.
21.

Visitor Serving Policies
Policy 21.1: Overnight visitor-serving accommodations shall be encouraged and protected
within the Chula Vista Bayfront Master Plan area.
Policy 21.2: Limited Use Overnight Visitor Serving Accommodations (i.e., fractional
ownership condominium hotels and timeshares) shall be prohibited on District Tidelands.
Policy 21.3: Lower cost visitor and recreational facilities shall be protected, encouraged and
provided where feasible. Specifically, a range of room types, sizes, and room prices should
be provided in order to serve a variety of income ranges.
Where a new hotel or motel development would consist of entirely high cost overnight
accommodations, after thorough consideration of a supply/demand analysis within the Chula
Vista Bayfront Master Plan and South Bay area, in-lieu fees or comparable mitigation may
be required as a condition of approval for a coastal development permit, to ensure a range
of overnight accommodations are provided within the Chula Vista Bayfront Master Plan and
South Bay area. High cost is defined as those hotels with daily room rates 25% higher than
the statewide average for coastal areas.
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The mitigation payment would be for providing funding for the establishment of lower cost
overnight visitor accommodations within the City of Chula Vista or South San Diego County
coastal area. The monies and accrued interest shall be used for the above-stated purpose,
in consultation with the CCC Executive Director. Any development funded by this account
will require review and approval by the Executive Director of the Coastal Commission and a
coastal development permit.
Policy 21.4: If removal or conversion of lower or moderate cost overnight accommodations
is proposed in the District, the inventory shall be replaced with units that are of comparable
cost with the existing units to be removed or converted. The District shall proactively work
with hotel/motel operators and offer incentives to maintain and renovate existing properties.
If replacement of lower or moderate cost units is not proposed (either on-site or elsewhere in
District Tidelands or Chula Vista within five (5) miles of the coast), then the new
development shall be required to pay, as a condition of approval for a coastal development
permit, a mitigation payment to provide significant funding for the establishment of lower
cost overnight visitor accommodations within Chula Vista, preferably, or within South San
Diego County, for each of the low or moderate units removed/converted on a 1:1 basis.
Policy 21.5: Lower-cost RV camping uses shall be protected by maintaining at least an
equivalent number of RV sites within the Chula Vista Bayfront Master Plan boundaries.
Removal of the existing RV park for construction of a resort hotel and conference center
(RCC) is proposed as part of the Chula Vista Bayfront Master Plan, with a replacement RV
park to be constructed either in the Otay District (parcel O-3) or the Sweetwater District
(parcel S-1). In the event that the replacement park cannot be opened to visitors prior to
closing the existing RV park, an interim site with an equivalent number of RV sites shall be
established and opened elsewhere with the Chula Vista Bayfront Master Plan area, at
parcels S-1, H-23, or in the Otay District.
Policy 21.6: Public recreational opportunities, such as parks, open space, and other no-cost
visitor serving amenities shall be provided.
Policy 21.7: Waterfront visitor-serving retail uses and public gathering spaces shall be
provided.
Policy 21.8: Marinas within the planning area shall provide lower-cost visitor-serving
boating opportunities and shall preserve a varied range of slip sizes. Prior to approval of
any changes in the slip size or distribution, the District will undertake an updated
comprehensive boater use, slip size, and slip distribution study which is no more than five
(5) years old for each dock redevelopment project that affects slip size and distribution of
slips, to assess current boater facility needs within the individual project and the Bay as a
whole. The District will continue to provide a mix of small, medium and large boat slips
based on updated information from the comprehensive study with priority given to boats less
than 25 feet in length and a goal of no net loss in number of slips within the Chula Vista
Bayfront Master Plan area. Should future projects propose reducing the number or
proportion of small slips for boats 25 feet or less within the Chula Vista marina, a Port
Master Plan amendment will be required.
22.

Funding and Community Benefits
Policy 22.1: Funding for the implementation of the NRMP and for the enforcement and
implementation measures shall be provided by the District and City. To meet these
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obligations, the District and City will commit revenues or otherwise provide funding to the
JPA formed pursuant to the California Marks-Roos Act, Articles 1, 2, 3 and 4 of Chapter 5 of
Division 7 of Title 1 of the California Government Code. District and City will ensure the JPA
is specifically charged to treat the financial requirements described this policy as priority
expenditures that must be assured as project-related revenues are identified and impacts
initiated. The District and City expressly acknowledge the funding commitments
contemplated herein will include, but not be limited to, funding for personnel and overhead
or contractor(s)/consultant(s) to implement and ensure the following functions and activities:
a) On-site management and enforcement for parks and Wildlife Habitat Areas as
necessary to enforce restrictions on human and Predator access regarding Wildlife
Habitat Areas;
b) Enforcement of mitigation measures including, but not limited to, trash collection,
noise restrictions, removal of invasive plants, habitat restoration, and park use
restrictions;
c) Coordination, development, implementation and evaluation of effectiveness of
education and mitigation programs, including implementation of NRMP;
d) Evaluation of effectiveness of bird strike mitigation and design measures;
e) Water quality protections; and
f) Coordination of injured animal rehabilitation activities.

23.

Views and Aesthetics
Policy 23.1: Public views to the beach, lagoons, and along the shoreline as well as to other
scenic resources from major public viewpoints, as identified by the “vista” icon on the
Precise Plan for Planning District 7 shall be protected. Development that may affect an
existing or potential public view shall be designed and sited in a manner so as to preserve or
enhance designated view opportunities. Street trees and vegetation shall be chosen and
sited so as not to block views upon maturity.
Policy 23.2: The impacts of proposed development on existing public views of scenic
resources shall be assessed by the District or City prior to approval of proposed
development or redevelopment.
Policy 23.3: Buildings and structures shall be sited to provide unobstructed view corridors
from the nearest view corridor road. These criteria may be modified when necessary to
mitigate other overriding environmental considerations such as protection of habitat or
wildlife corridors.
Policy 23.4: Public views of the Bay and access along the waterfront shall be provided via a
proposed “Baywalk” promenade. This pedestrian path will also connect to the Signature
Park, and the pathway system within the Sweetwater District, ultimately linking the two
districts and “enabling viewers to experience visual contact at close range with the Bay and
marshlands.”
Policy 23.5: Existing views to the water from the following view corridor roads shall be
protected and enhanced: E Street, F Street, Bay Boulevard between E and F Streets,
Marina Parkway, and G and L Streets (in the City of Chula Vista); as shall the new views of
the Bay created from the H Street corridor. These protected views shall be denoted by the
“vista” icons on the Precise Plan for Planning District 7.
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Policy 23.6: Building setbacks and coordinated signage shall be provided along Marina
Parkway.
Policy 23.7: Prior to approval of development in the Otay District, views of the Bayfront from
Bay Boulevard shall be identified and preserved.
Policy 23.8: View corridors to the Bay shall be established on Marina Parkway between H
and J Streets approximately every 500 feet as denoted by the “vista” icon on the Precise
Plan for Planning District 7.
Policy 23.9: Landscaping shall be planted along Marina Parkway to frame and enhance this
scenic corridor, as well as on E Street and Bay Boulevard, adjacent to the project site.
Policy 23.10: Bayfront Gateway Objective/Policies: Certain points of access to the Bayfront
will, by use, become major entrances to the different parts of the area. A significant portion
of the visitors’ and users’ visual impressions are influenced by conditions at these locations.
Hence, special consideration should be given to roadway design, including signage and
lighting, landscaping, the protection of public views towards the Bay, and the siting and
design of adjoining structures. Concurrent with the preparation of Phase I infrastructure
design plans for E and H Streets, a Gateway plan shall be prepared for E and H Streets.
Prior to issuance of certificates of occupancy for any projects within the District’s jurisdiction
in Phase I, the E and H Street Gateway plan shall be approved by the District and City’s
Directors of Planning and Building. The E and H Street Gateway plan shall be coordinated
with the Gateway plan for J Street. All Gateway plans must conform with the setback
policies and height limits in the PMP.
Policy 23.11: The landscape designs and standards shall include a coordinated street
furniture palette including waste containers and benches, to be implemented throughout the
Bayfront at appropriate locations.
Policy 23.12: As a condition for issuance of coastal development permits, buildings fronting
H Street shall be designed to step away from the street. More specifically, design plans
shall protect open views down the H Street Corridor by ensuring that an approximate 100foot ROW width (curb–curb, building setbacks, and pedestrian plaza/walkway zone) remains
clear of buildings, structures, or major landscaping. Placement of trees should take into
account potential view blockage at maturity, and, trees should be spaced in order to ensure
“windows” through the landscaping. Trees should also be considered to help frame the
views and they should be pruned to increase the views from pedestrians and vehicles,
underneath the tree canopy. In order to reduce the potential for buildings to encroach into
view corridors, and to address the scale and massing impact, buildings shall step back at
appropriate intervals or be angled to open up a broader view corridor at the ground plane to
the extent feasible. All plans shall be subject to review and approval by the District. All
future development proposals shall conform to District design guidelines and standards.
Policy 23.13: Prior to issuance of coastal development permits for projects within the
District’s jurisdiction, the project developer shall ensure that design plans for any large scale
projects (greater than two stories in height) shall incorporate standard design techniques
such as articulated facades, distributed building massing, horizontal banding, stepping back
of buildings, and varied color schemes to separate the building base from its upper elevation
and color changes such that vertical elements are interrupted and smaller scale massing
implemented. These plans shall be implemented for large project components to diminish
imposing building edges, monotonous facades and straight-edge building rooflines and
profiles, and to avoid the appearance or effect of “walling off” the Bayfront.
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Policy 23.14: Resort Conference Center (H-3) Development: In addition to policies 23.12
and 23.13 above, development of the Resort Conference Center (H-3) site shall incorporate
additional building setbacks and stepbacks to further reduce the visual impact of building
massing and to further widen view corridors towards the bay. Minimum building setbacks of
50 feet from the H Street right-of-way shall be required to result in a 145 foot wide minimum
view corridor width at grade level with minimum tower stepbacks of 75 feet from the H Street
right-of-way to generally achieve a 170 foot wide view corridor width at tower level.
Exhibit 4 to this Plan illustrates the general design parameters for the Resort Conference
Center (RCC) site. The bayward portion of the RCC site shall be devoted to a mix of public
open space, public plazas, limited amounts of parking, and low-scale development with
ground floor commercial recreation and visitor commercial uses. Upper floor conference
center/hotel uses are allowed. The inland portion of Parcel H-3 will be developed with hotel
and conference center structures.
Exhibit 4 shows a setback of an average of 100 feet from the E Street right-of-way on the
west side of the site and 50 feet from the E Street right-of-way on the north side of the site.
This “esplanade” setback shall be for the creation of publicly accessible areas such as
pedestrian promenades, bicycle access ways, landscaping, street furniture, and other
pedestrian friendly features. Various public amenities, such as shade structures, benches, or
bus stops are allowed within the esplanade.
In addition to the esplanade, this bayward portion shall be developed with a mix of public
open spaces and structures to a maximum height of 35 feet. All structures shall include retail
or restaurant uses on the ground floor in a pedestrian-friendly specialty shopping “village”
style. Conference rooms or other uses associated with the hotel or conference center may
be located on the upper level. A minimum of 40% of this portion of the site at ground floor
shall be open plaza, seating (including seating for cafés), public art, and landscaping. Uses
such as vendor carts, bicycle rentals, etc., shall be permitted in this area.
Within these broad use parameters, flexibility in the specific design and layout of the site is
permitted. In order to achieve a lively, pedestrian oriented development attractive to the
public and welcoming to visitors, E Street could be shifted inland to allow the development of
additional public esplanade-type uses on the bay side of the street, at the adjacent Harbor
Park. Retail uses could also be expanded into the area designated esplanade, as long as
these structures are designed to create visual interest and variety at a human scale. The
boundary between the esplanade and the commercial retail shown on Exhibit 4 is intended
to be illustrative only, and it is expected that the distinction between the areas will be
meandering and visually appealing.
To ensure that pedestrians can cross between the park and the RCC safely and easily,
pedestrian crossing distances shall be minimized where feasible, and crosswalks aligned
with retail nodes and points of interest.
On the inland portion, the tallest buildings on Parcel H-3 will be located in the southern
portion of the parcel with building heights decreasing towards the north and west. The
foregoing will not be interpreted to preclude incorporating secondary and tertiary setbacks
along public streets. Hotel structures shall be no more than a maximum height of 240 feet
and the conference facility height is limited to a maximum of 120 feet. Design for the hotel
structures on Parcel H-3 shall avoid east-west monolith massing and shall include
architectural articulation. The hotel structures shall not result in lot coverage exceeding 30%
of the inland portion of the parcel.

Page 25

Policy 23.15: Sweetwater District Lodging (S-1): Sweetwater District Lodging (S-1):
Development of the Sweetwater District Lodging (S-1) shall consist of low-scale, low profile,
lower-cost overnight accommodations such as a campground and/or RV park. A mix of
camping facilities is encouraged. Limited meeting rooms, retail stores, and food service
associated with the development shall be permitted. No structures over 1 story within a
maximum height of 25 feet shall be permitted. Proposed development shall take into
account potential sea level rise when site plans are prepared. The development shall
incorporate a setback from the E Street view corridor as shown in Exhibit 5, where no
structures shall be permitted.
Policy 23.16: Sweetwater District Mixed-Use Commercial Recreation/Marine Related Office
Development (S-3). Development of the Sweetwater District Mixed Use development (S-3)
shall incorporate setbacks of 50 feet from E Street in order to reduce visual and shading
impacts of building massing and to widen view corridors towards the Bay. Building heights
are limited to 45 feet and shall be located in the northeastern portion of the parcel in order to
ensure views from the Bay Boulevard to the Bay are preserved to the extent feasible. The
development shall incorporate a setback from the F Street view corridor as shown in Exhibit
5, where no structures shall be permitted.
Policy 23.17: All building height limits listed herein are measured from finished grade.
Building pads shall not be raised from existing grade more than 8 feet.
24.

Transit

The Project’s transportation system was developed to focus vehicular activity on the eastern
edges of the property, near I-5 and its interchanges, by placing a majority of the common
parking areas on the eastern properties, while designing for pedestrian connections and transit
service. This will result in narrower, more pedestrian-friendly streets along the waterfront. In
order to reduce traffic-related impacts within the Chula Vista Bayfront Master Plan area, the
following transit policies shall be considered in the development of the Chula Vista Bayfront
Master Plan:
Policy 24.1: The project shall be designed to encourage the use of alternate transportation
by including the H Street transit center close to the rail line, bike and pedestrian pathways,
water taxis, and a private employee parking shuttle.
Policy 24.2: The project shall include connections to the planned Bayshore Bikeway and
provide an additional local bikeway loop that will be safer and more scenic as it is located
closer to the water.
Policy 24.3: The District and City shall explore the operating and funding potential for a
shuttle service that would link various destinations within the western portions of Chula
Vista, including the Chula Vista Bayfront Master Plan area. Implementation of the Chula
Vista Bayfront Shuttle is anticipated to include participation by commercial development
within the Chula Vista Bayfront Master Plan area.
Policy 24.4: The Chula Vista Bayfront shuttle will service the Chula Vista Bayfront Master
Plan area with a key focus on connecting general users to and from: downtown areas east
of I-5, the resort conference center, the residential project, park areas, and existing trolley
stops. The shuttle system shall be designed with the following design considerations:
a) Ensure that it has fewer stops than a conventional bus and is located as close as
possible to the major traffic generators.
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b) Plan the general route of the transit shuttle to travel along Third Avenue between
F Street and H Street, along F Street between Woodlawn Avenue and Third
Avenue, along Woodlawn Avenue between E Street and F Street, along E Street,
Marina Parkway, Street C, and Street A within the Bayfront development area,
and along H Street between the Bayfront and Third Avenue
c) Plan the route to operate as a two-way loop with stops in both directions.
d) Plan for shuttles to initially run every 15 minutes.
e) Consider a private shuttle system to transport employees between the H-18
parking structure and the H-3 parcel in the Harbor District.
Policy 24.5: Shuttle service shall be phased concurrent with development. At a minimum,
service shall be provided upon the issuance of Certificate of Occupancy for either the H-3
resort conference center hotel or the 500th residential unit. Additional stops shall be
provided at the Signature Park, the Recreational Vehicle Park, the H-18 parking structure,
and the Park in Otay District, as these uses are developed.
Policy 24.6: In the Harbor District, typical parking requirement standards for high intensity
uses may be reduced if it can be demonstrated that the use will be adequately served by
alternative transit.
Policy 24.7: In order to reduce transportation-related air quality impacts, the following items
should be encouraged at the project-level planning phase:
a) Limit idling time for commercial vehicles, including delivery and construction vehicles.
b) Use low- or zero-emission vehicles, including construction vehicles.
c) Promote ride sharing programs, for example, by designating a certain percentage of
parking spaces for ride sharing vehicles, designating adequate passenger loading
and unloading and waiting areas for ride sharing vehicles, and providing a web site
or message board for coordinating rides.
d) Provide the necessary facilities and infrastructure to encourage the use of low- or
zero-emission vehicles (e.g., electric vehicle charging facilities and conveniently
located alternative fueling).
e) Provide public transit incentives, such as free or low-cost monthly transit passes.
f) For commercial projects, provide adequate bicycle parking near building entrances to
promote cyclist safety, security, and convenience. For large employers, provide
facilities that encourage bicycle commuting, including (for example) showers,
lockers, locked bicycle storage or covered or indoor bicycle parking.
g) Institute a telecommute work program. Provide information, training, and incentives
to encourage participation. Provide incentives for equipment purchases to allow
high-quality teleconferences.
h) Provide information on all options for individuals and businesses to reduce
transportation-related emissions. Provide education and information about public
transportation.
Policy 24.8: The District and the City shall participate in a multi-jurisdictional effort
conducted by the California Department of Transportation (Caltrans) and San Diego
Association of Governments (SANDAG) to assist in developing a detailed I-5 corridor-level
study that will identify transportation improvements along with funding, including federal,
state, regional, and local funding sources, and phasing that would reduce congestion
management with Caltrans standards on the I-5 South corridor from the SR-54 interchange
to the Otay River. Local funding sources identified in this Plan shall include fair-share
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contributions related to private and/or public development based on nexus as well as other
mechanisms.
25.

In-water Activities
Policy 25.1: Excess dredge material from within the project area shall be tested for beach
compatibility and placed on local beaches if suitable.
Policy 25.2: Development in San Diego Bay waters shall be reviewed for potential impacts
to open water (foraging) and eelgrass, including any direct (e.g., construction activity) and
indirect (e.g., shading from structures or boats) impacts. Efforts must be made to maintain
the eelgrass habitat available and improve water quality. No net loss of eelgrass meadows
shall be permitted. Pre-construction and post-construction eelgrass surveys shall be
prepared in full compliance with the “Southern California Eelgrass Mitigation Policy or any
later revised policy adopted by the National Marine Fisheries Service. Any existing eelgrass
impacted shall be replaced at a minimum 1.2:1 ratio, in accordance with the Southern
California Eelgrass Mitigation Policy. In addition, impacts to open water habitat shall be
assessed and mitigated.
Policy 25.3: Prior to commencement of any in water development that involves disturbance
of the subtidal water bottom, surveys will be done of the project area and a buffer area to
determine the presence of the invasive alga Caulerpa taxifolia. The survey protocol shall be
prepared in consultation with the Regional Water Quality Control Board, the California
Department of Fish and Game, and the National Marine Fisheries Service.

26.

Signage
Policy 26.1: Signs shall be designed and located to minimize impacts to visual resources.
Signs approved as part of commercial development shall be incorporated into the design of
the project and shall be subject to height and width limitations that ensure that signs are
visually compatible with surrounding areas and protect scenic views. Permitted monument
signs shall not exceed eight feet in height. Free-standing pole or roof signs are prohibited.
Permanent advertising signs and banners shall be prohibited in public beaches and beach
parks.
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Demand Response Tariffs. Developments which enroll in SDG&E Demand Response rate tariff(s) which are designed to reduce the load on the electric grid during
critical times may be awarded up to a 5% waiver.

Measurement and Verification. Each Development shall develop and implement an ongoing Measurement and Verification (M&V) Plan consistent with the
International Performance Measurement and Verification Protocol (IPMVP) Volume III, Concepts and Options for Determining Energy Savings in New Construction, April
2003. The Development may choose either Option B or Option D. If the LEED Path is chosen, the M&V Plan should be consistent with Credit EAc5, except that LEED only
requires one year of implementation, and the Energy Section of this Agreement requires M&V to be ongoing.

City of Chula Vista Sponsored Energy Efficiency Program. Refer to the appropriate City ordinances for details on this program.

Natural Ventilation. When using Natural Ventilation (NV) to qualify as an energy reduction feature, the Development may qualify for a waiver of up to 10% if at least
75% of the area that would normally be cooled relies solely on natural ventilation strategies to help maintain comfortable temperatures. Pro-rations are possible.

LEED Path. LEED language refers to the "Baseline Design" and "Proposed Design." The LEED Path Baseline is likely to be different and higher than the Title 24 Path
Baseline because LEED counts all of the energy uses within the site boundary, some of which are not counted by Title 24. However, LEED is also likely to be better and
more comprehensive in calculating overall energy performance features, such as district thermal plants, combined heat and power, natural ventilation, efficiencies in
process loads, aggregating multiple buildings, and the benefits of renewable energy. Each of the various energy uses will be converted into dollars ($), except for the
final 5% energy reduction waiver allowed for Ongoing Measurement and Verification.
If the LEED Path is chosen, the Development may be subject to an additional fee to the City of Chula Vista for a 3rd party plan check by an experienced LEED reviewer
acceptable to the City. Recognizing that LEED Templates may not be complete at the time of the initial Building Department submittals, draft Templates may be used, at
the discretion of the reviewer.

Title 24 Path. Title 24 language refers to the "Standard Budget" and "Proposed Budget." The Whole Building Performance Method, which generates the Standard and
Proposed Energy Budgets, is specifically for energy uses within a conditioned building, and does not include lighting which is in Interior Unconditioned Spaces or lighting
which is outside. However, for the purposes of the Energy Section, this lighting energy will be added to the energy budgets for the conditioned building, and the
combined energy uses will become the Baseline for the "Title 24 Path." Each of the various energy uses will be converted into Site kBtu, except for the final 5% energy
reduction waiver allowed for Ongoing Measurement and Verification.

SAMPLE Worksheets. Sample worksheets are provided as suggested approaches. Actual worksheets for calculating the energy requirements should be coordinated with
the City of Chula Vista Building Department.

Baseline. The term "Baseline" refers to the amount of energy against which the energy reduction will be measured.

Exhibit 3 outlines the metholodogies for determing that the goals of the Energy Section are met. The Sample Worksheets are for illustration purposes, to provide a
format which may be used both by Developments and by the City of Chula Vista's Building Department. Note that the Energy Section outlines requirements and
approaches for projects which will be subject to future codes, regulations, tariffs, and technologies, all of which are subject to change. When clarifications are needed,
they will be provided by the City of Chula Vista.

EXHIBIT 3

T24 UTIL-1, Part 1

Source of Info
(Attachments)

n/a

n/a

Other

Worksheet F

F. Demand Response Tariff

n/a

Site Therms

Site KWH

as appropriate

Site kbtu offset/year

Site KWH output/year

Site KWH output/year

100.000

3.413

1.000

3.413

3.413

3.413

100.000

3.413

Convert to
Site kbtu

n/a

n/a

n/a

n/a

0% to 5%

Required

-

-

0% to 10%

-

-

-

-

-

-

-

-

Proposed

-

-

Standard =
Baseline

kBtu

kBtu

kBtu

kBtu

kBtu

kBtu

kBtu

kBtu

kBtu

Units

0.0%

Actual %
Reduction

Exhibit 3 - Apr2010.xls / A-T24 Path
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Note 2: Final photovoltaic design and output informatio shall use industry standard software, including at least site location, array orientation, array tilt, and system efficiency. California Solar Initiative
(CSI) rebate calculations and PV-Watts are examples of acceptable software.

15%

Minimum %
Reduction

Note 1: If the Development includes more than one building, then use multiple Worksheets, or, add backup calculations or line items to this spreadsheet, as most appropriate.

NOTES TO WORKSHEET A

TOTAL REDUCTION FROM BASELINE (Must be at least 50% Reduction)

Worksheet E

Confirm with
Program
Administrator

Worksheet C

E. Ongoing Measure & Verify

D. CV Program Combined Reduction

Verified Gas Savings

Verified Electricity Savings

D. Chula Vista Program Savings

C. Natural Ventilation

B. Combined Renewable Reductions

n/a

n/a

Solar Thermal: within Development F-Chart or equal
as appropriate

n/a

PV: Credited from Project

CSI calculation or
PV-Watts2

PV: within Development

B. Renewable Energy Contributions

A. Summary of Efficiency of End Uses

Worksheet A-LTG

T24 Lighting Outside and Uncond

Site KWH/year

Site KWH/year
Site Therms/year

T24 UTIL-1, Part 2

Source TDV kbtu/sf-yr

Typical Units of
Measure

T24 UTIL-1, Part 2

-

Input
Proposed

T24 Gas
-

Input
Standard

T24 Electricity

A. Energy Uses

15.2.2 CALCULATE BASELINE AND REDUCTIONS

Title 24 Whole Building Performance

15.2.1 MINIMUM EFFICIENCY

Description1

Name: Example Development

SAMPLE Worksheet A: Title 24 Path

EXHIBIT 3

Hours /year

-

-

T24 OLTG Forms
T24 OLTG Forms

T24 OLTG Forms
T24 OLTG Forms
T24 OLTG Forms
T24 OLTG Forms
T24 OLTG Forms

General Site Illumination (Tradable)

General Site Illumination (Tradable)

General Site Illumination (Tradable)

Specific Applications (Non-Tradable)

Specific Applications (Non-Tradable)

Specific Applications (Non-Tradable)

Signs (Non-Tradable)

Signs (Non-Tradable)

Exhibit 3 - Apr2010.xls / A-T24 Path

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

Standard
KWH/yr

Note 2: For average runtimes, use the hours in this chart, unless proposer demonstrates to the Bldg Department's satisfaction that a different value should be used.

Note 1: If more lines are needed, create a spreadsheet in similar format, and enter above, as appropriate.

NOTES TO WORKSHEET A-LTG

Totals (Subtotals are inputs to Worksheet A)

-

-

T24 OLTG Forms

General Site Illumination (Tradable)
T24 OLTG Forms

-

Unconditioned spaces

T24 OLTG Forms

-

T24 LTG Forms

Unconditioned spaces

General Site Illumination (Tradable)

-

T24 LTG Forms
T24 LTG Forms

Unconditioned spaces

-

Days /year

T24 LTG Forms

Occupancy

hours
/day2

Unconditioned spaces

Proposed
Watts
-

T24 Allowed
Watts

T24 LTG Forms

Source of Info
(Attachments)

Unconditioned spaces

Category

1

Name: Example Development

Worksheet A-LTG: Lighting Outside and in Interior Unconditioned Spaces

EXHIBIT 3

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

Proposed
KWH/yr

Page 3 of 9

T24 UTIL-1, Part 1

Source of Info
(Attachments)

Standard or
Baseline
Proposed

Worksheet F

F. Demand Response Tariff

Site Therms

Site KWH

#DIV/0!

#DIV/0!

#DIV/0!

#DIV/0!

Virtual
Rate

$

-

Baseline

Exhibit 3 - Apr2010.xls / B-LEED Path

NOTES TO WORKSHEET B
EŽƚĞϭ͗>ƉϮͬĐϭ>ĞƚƚĞƌdĞŵƉůĂƚĞ͗^ĞĐƚŝŽŶϭ͘ϴ͕͞ŶĞƌŐǇŽƐƚĂŶĚŽŶƐƵŵƉƚŝŽŶďǇŶĞƌŐǇdǇƉĞͲWĞƌĨŽƌŵĂŶĐĞZĂƚŝŶŐDĞƚŚŽĚŽŵƉůŝĂŶĐĞdĂďůĞΗ

TOTAL REDUCTION FROM BASELINE (Must be at least 50% Reduction)

LEED EAc5. See Worksheet E.

Confirm with
Program
Administrator

E. Ongoing Measure & Verify

D. CV Program Combined Reduction

Verified Gas Savings

Verified Electricity Savings

D. Chula Vista Program Savings

Worksheet C

May be included in LEED EAp2/c1 above, OR, use Worksheet C

C. Natural Ventilation

Alternate:

Included in EAp2/c1 above

therms

kWh

May be included in LEED EAp2/c1, OR, use Worksheet C

Source TDV kbtu/sf-yr

Typical Units of
Measure

B. Combined Renewable Reductions

A. Summary of Efficiency of Energy Costs

Natural Gas (Summary)

Electricity (Summary)
LEED EAp2/c1
Section 1.8
Summary1

Included

Other

Natural Ventilation

Included
Included

Included

Included

Included

Included

Lighting: Outside and Uncond

Included

Included

Included

Other energy uses on site

Included

LEED EAp2/c1
Onsite Renew Energy: Development
Letter Template
Campus Renew Energy: Project

Included

Conditioned Building(s)

A. Energy Costs: LEED Performance Rating Method (PRM) EAp2/c1 Letter Template

15.2.2 CALCULATE BASELINE AND REDUCTIONS

Title 24 Whole Building Performance

15.2.1 MINIMUM EFFICIENCY

Description

Name: Example Development

SAMPLE Worksheet B: LEED Path

EXHIBIT 3

$

0% to 5%

Required

#DIV/0!

#DIV/0!

0% to 10%

-

Proposed

Site $

Site $

Site $

Site $

Site $

Units

15%

Minimum %
Reduction
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0.0%

Actual %
Reduciton

Subtotal:

Subtotal:

no NV

NV only
NV only
NV only

NV with grid cooling
NV with grid cooling
NV with grid cooling

Source of Cooling

0

CFA Which is Naturally Ventilated Only
Energy Reduction Allowed

Exhibit 3 - Apr2010.xls / C-NV

Combined Energy Reduction Allowed

0

-

0

0

CFA which is Naturally Ventilated, with Grid Cooling
Energy Reduction Allowed

Total Normally Conditioned Floor Area

Other spaces

Space D
Space E
Space F

Space A
Space B
Space C

Space Name

Conditioned
Floor Area Qualifying
(CFA)
CFA

Performance or
Prescriptive
Calculation
Area

5%

3%
4%

45%
60%
75%

2%

30%

75%

45%
60%

30%

10%

6%
8%

4%

2%

0%

0%
15%

1%

15%

% CFA

CFA: NV Only Reduction

Orientation

0%

Area

0%

% CFA

higher than
inlet

Prescriptive: Outlet (Leeward)

CFA: NV + grid Reduction

Orientation

Prescriptive: Inlet (Windward)

Page 5 of 9

opposite or
corner wall

2 . As an alternate, the prescriptive calculations outlined in the Collaborative for High Performance Schools (CHPS) may be used. CHPS identifies an approach to achieving ventilation strategies
which are likely to be effective in helping to maintain interior comfort when outside conditions are moderate. Even though the CHPS program targets school campuses, the approach is useful for
many occupancies. It is publicly available at www.chps.net. Suggested references are from CHPS 2006 Volume II Best Practices Manual - Design, HVAC Guidelines, Sections TC 13 (Cross
Ventilation), TC-14 (Stack Ventilation), and TC-15 (Ceiling Fans).
The designer should follow the CHPS guidelines. To satisfy the prescriptive approach, the following table may be used. Inlets and Outlets should each be at least 4% of the floor area of the
space, totalling at least 8%. Ideally they are on opposite sides, but at a minimum may be on perpendicular walls. Inlets are to be on the side which is typically windward, and lower than outlets.

Two approaches are possible:
1. A Development may use a performance approach, such as macro-flow or Computational Fluid Dynamics (CFD) modeling, to design and confirm the maintenance of comfort using natural
ventilation techniques.

When using Natural Ventilation (NV) to qualify as an energy reduction feature for this Agreement, the Development may qualify for a waiver if at least 75% of the area that would normally cooled
includes effective natural ventilation strategies to help maintain comfortable temperatures. A 5% waiver is granted if the area is also served by an energy or cooling system drawing energy from
the grid. A 10% waiver is granted if the area is not served by an energy or cooling system drawing from the grid. The waiver may be prorated if the area is less than 75%. Final determination of
normally cooled areas are at the discretion of the Building Department. For example, in CA Climate Zone 7, spaces such as warehouses and kitchens do not normally have electric cooling.

Name: Example Development

SAMPLE Worksheet C: Natural Ventilation

EXHIBIT 3

Exhibit3ͲApril2010.xls/DͲCVProgram

CityofChulaVistaMunicipalCodeSection15.12"GreenBuildingStandardsOrdinance"
CityofChulaVistaMunicipalCodeSection15.26.030"IncreaseEnergyEfficiencyOrdinance"

RefertotheappropriateCityordinancesfordetailsonthisprogram,including,butnotlimitedto:

Name:ExampleDevelopment

SAMPLEWorksheetD:ChulaVistaEnergyEfficiencyProgram

EXHIBIT 3

Page6of9

Exhibit 3 - Apr2010.xls / E-M&V

Page 7 of 9

If the LEED Path is chosen, the M&V Plan should be consistent with EAc5, except that LEED only requires one year of implementation, and the Energy Section of this Agreement requires M&V to be
ongoing.

The plan shall include a process for corrective action if energy performance goals are not achieved as planned. Refer to ASHRAE Guideline 14 for suggested ranges of discrepancy, appropriate to the
meter, magnitude of energy uses, and overall plan.

Tenants shall have sub-meters for electricity. Sub-meters for gas and water should also be considered, but are not required.

M&V shall be on-going for the length of the lease.

Develop and implement a Measurement and Verification (M&V) Plan consistent with the International Performance Measurement and Verification Protocol (IPMVP) Volume III, Concepts and Options
for Determining Energy Savings in New Construction, April 2003. The Development may choose either Option B or Option D.

Name: Example Development

SAMPLE Worksheet E: Ongoing Measurement & Verification (M&V)

EXHIBIT 3

Meter(s)

Tariff

Manual or Semi-Automatic:
Customer Controlled: 3%

Automatic, or
Utility Controlled: 5%

% Reduction Awarded

If the development chooses an SDG&E Demand Response tariff in which the utility can automatically reduce the customer's electricity use, then it will be awarded a 5 % waiver towards
the overall energy reduction.

If the development chooses an SDG&E Demand Response tariff in which the customer has the option to manually or semi-automatically reduce electricity use when requested by the
utility, then it will be awarded a 3 % waiver towards the overall energy reduction.

Name: Example Development

SAMPLE Worksheet F: Demand Response Tariffs

EXHIBIT 3

Page 8 of 9

www.chps.net/dev/Drupal/node/31

Collaborative for High Performance Schools (CHPS)
CHPS 2006 Volume II Best Practices Manual - Design

Exhibit 3 - Apr2010.xls / Links

Living Building Challenge

City of Chula Vista sponsored energy efficiency program

Leadership in Energy and Environmental Design (LEEDTM)

www.ilbi.org

www.usgbc.org

IPMVP, Volume III, Concepts and Options for Determining Energy www.evo-world.org
Products & Services / IPMVP / Applications Volume III
Savings in New Construction, April 2003.

www.energy.ca.gov/title24/

Title 24 Building Energy Efficiency Standards

Links for References used in EXHIBIT 3

EXHIBIT 3
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San Diego Unified Port District
and
City of Chula Vista

Chula Vista Bayfront Master Plan
Public Access Program

July 2012

CHULA VISTA BAYFRONT MASTER PLAN PUBLIC ACCESS PROGRAM

Contents:

1. Introduction and Statement of Purpose
2. Public Access—Current Conditions
3. Circulation Improvements
4. Integration of the Bayshore Bikeway
5. Public Transit Improvements
6. Roadway Improvements
7. Parking Allocations
8. Summary

1. Introduction and Statement of Purpose
A fundamental goal of the California Coastal Act is the protection and maximization of
public access to California’s shoreline. In accordance with this goal, the Chula Vista
Bayfront Master Plan (CVBMP) implements a Public Access Program (PAP) that ensures
the public’s right of access to the shoreline. The CVBMP PAP defines and implements
an extensive multi-modal pedestrian, bicyclist, mass-transit and automobile-based system
to provide a variety of free and low-cost Chula Vista waterfront public recreational
opportunities for the residents and visitors of the region. The PAP is a supplemental
document to the City of Chula Vista’s (City) Local Coastal Program (LCP) and San
Diego Unified Port District’s (District) Port Master Plan (PMP) amendments for the
CVBMP. The CVBMP improves the public’s access to the shoreline by increasing
pedestrian and bikeway connections, increasing public transportation connections, and
improving circulation along the coast.

The CVBMP guides development within the Chula Vista Bayfront.

Chula Vista’s

Bayfront lies within the Chula Vista Coastal Zone, an area that totals 1,345 acres. Of
these 1,345 acres, 722 acres are within the City’s jurisdiction and 536 acres are within the
District’s jurisdiction (see Exhibit 1, Chula Vista Coastal Zone).

July 2012
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Exhibit 1 – Chula Vista Coastal Zone
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2. Public Access—Current Conditions
Currently, public access to Chula Vista’s shoreline is limited. The only direct public
access is located within the jurisdiction of the District. A boat launch, marina, and a park
are located off of the westerly extension of J Street. Also on District property is a park
and public beach located west of the Goodrich facility. Public access is also currently
provided via a shuttle bus that serves the Chula Vista Nature Center, located on
Gunpowder Point, and within the boundaries of the National Wildlife Refuge (NWR).

The types of land use that currently exist along the shoreline limit public access.
Goodrich’s major industrial/manufacturing facility, boat yards, SDG&E utility
infrastructure, power plant operations, and undeveloped property all have resulted in very
limited direct public access opportunities.

Another key consideration is the

environmental sensitivity of the shoreline within the Bayfront area, such as the National
Wildlife Refuge. This results in limited or restricted access in some areas in order to
preserve the habitat value of the shoreline itself. A significant objective of the CVBMP
is to rectify this lack of public access while still preserving sensitive habitat.

3. Circulation Improvements
Among the primary goals of the CVBMP is to increase pedestrian access to the shoreline.
The CVBMP enhances pedestrian access within its developed and open space areas, and
enhances pedestrian visual and physical access to the waterfront, through a
comprehensive, continuous pedestrian circulation plan totaling approximately 54,000
linear feet (see Exhibit 2, Pedestrian Circulation Plan). Pedestrian access will be limited
or prohibited where public safety issues and proximity to sensitive resource issues may
arise. The CVBMP includes an approximately 8-acre shoreline promenade or baywalk,
trails, and sidewalks with appropriate pedestrian-scale landscaping, lighting, and
furniture. The pedestrian pathways will be constructed concurrently with adjoining or
adjacent development within the districts, and shall be open prior to or concurrent with
occupancy of the first use within each district, with the ultimate goal of continuous
pedestrian access and linkages within the CVBMP area.
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Exhibit 2 – Pedestrian Circulation Plan
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Specific pedestrian circulation areas will also allow for bicycles, as described below. The
specific design of the pedestrian pathways will depend on public safety issues, land use
adjacency issues, and other factors.

These factors, in turn, will determine the appropriate

materials (i.e., pavement, decomposed granite, etc.) to be used for the pathways, and whether
bicycles and other wheeled items, such as skateboards, will be allowed.

At the north end of the CVBMP in the Sweetwater District, a pedestrian pathway is proposed
along the proposed extension of E Street into the Harbor District. Pedestrian access is also
proposed west of F Street, within the proposed abandoned segment of F Street/Lagoon Drive.
An approximately 12-foot-wide pedestrian trail is proposed along the western edge of the
Sweetwater District. Other pedestrian paths will be located along the SDG&E transmission
corridor, and along a proposed F Street that will link pedestrians at F Street to the Signature Park
and pedestrian trail. Design of the pedestrian paths in the Sweetwater District will be sensitive to
the paths’ adjacency to sensitive resources at the F & G Street Marsh and the Sweetwater Marsh
NWR.

In the Harbor District, or the central portion of the CVBMP, an approximately 12,000-linearfoot, 25- to 50-foot-wide shoreline promenade or baywalk is proposed along the entire shoreline,
from the existing boatyard site south to the shoreline north of the J Street Marsh. The proposed
extension of H Street is viewed as a significant physical and visual corridor for pedestrians,
ultimately connecting the City to the waterfront, ending in a 60-foot-wide, 600-foot-long pier.
Additional pedestrian paths will be located on E Street, J Street/Marina Parkway, proposed Street
A, proposed Street C, and a pedestrian trail along the SDG&E transmission corridor. Pedestrian
linkages to the waterfront will be provided within the proposed residential development, between
the Bayside Park and marina retail development.

At the south end of the CVBMP, the Otay District includes pedestrian paths along Street A as it
transitions from the Harbor District and along the western perimeter of the Otay District. A
pedestrian trail is proposed along the SDG&E transmission corridor that would continue from
the Harbor District through the Otay District. As in the Sweetwater District, design of the
pedestrian paths within the Otay District will be sensitive to the paths’ adjacency to sensitive
resources at the J Street Marsh.
July 2012
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Planned improvements to pedestrian and bikeway networks all further the goal of increased
public access to California’s shoreline by not only facilitating circulation but also lessening
reliance on personal vehicles to access the coast. Walking will be encouraged with the creation
of pedestrian corridors of paseos, docks, promenades, and courtyards. An effort will be made to
foster a system of interconnected bicycle routes throughout the City and the region. This will be
aided by connections made with the Bayshore Bikeway. This regional bikeway network is
intended to connect major bike trails throughout the region.

4. Integration of the Bayshore Bikeway
The Bayshore Bikeway is the result of a coordination of regional efforts. The goal of the
Bayshore Bikeway is to provide a continuous bikeway system between National City and
Imperial Beach. The CVBMP proposes a bikeway loop connecting the Bayshore Bikeway with
the various activity centers and elements of the CVBMP. This Class I bike path is proposed
along: the western edge of E Street in the Sweetwater and Harbor Districts within parcels and
along the south side of H Street east to Marina Parkway; along the west side of Marina Parkway
south to J Street; along the south side of J Street east to Bay Boulevard; and, along the west side
of Street A and Street B in the Otay District southeast to Bay Boulevard. Due to right-of-way
(ROW) constraints within the transition from the Sweetwater to the Harbor Districts, bicycle
access along the E Street bridge would be provided within a 16-foot-wide multipurpose trail that
will be shared with pedestrians. In addition, bicycle access along the portion of the E Street
extension adjacent to the existing boatyard site will be provided within a 10-foot-wide buffer.
The Bayfront Loop will re-join the Bayshore Bikeway at Bay Boulevard south of L Street.

The proposed extension of the Bayshore Bikeway along the frontage of the CVBMP will have a
paved width of approximately 12 feet, and will allow for two-way bicycle travel, with minimal
crossings of vehicular roadways. The alignment of the path will be routed to serve the proposed
Resort

Conference

Center

(RCC),

new

commercial

harbor/marinas,

and

the

commercial/residential areas. The specific alignment of the loop will be determined at the time
that the project and roadways are designed. The proposed extension will be constructed as the
CVBMP roadway improvements are constructed. The proposed extension will also connect to
downtown Chula Vista via Class II bike lanes along the new F Street to the existing F Street
overcrossing of I-5 (see Exhibit 3, Bayshore Bikeway).
July 2012
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Exhibit 3 – Bayshore Bikeway
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5. Public Transit Improvements
In addition to pedestrian and bikeway improvements, the CVBMP intends to make use of public
transit in order to increase shoreline access. The increased utilization of public transit reflects
two goals of the CVBMP: 1) maximize the two trolley stops adjacent to the Bayfront area and 2)
provide future shuttle bus service to interconnect the Bayfront with the trolley stations and the
adjacent community. Currently, there are two Trolley stations that serve the Bayfront: one at H
Street and one at E Street. These two stations will be integrated into the greater transit network
of the City and the region. In addition to the planned transit system, the City is developing a
convenient, destination-oriented shuttle system within the City that links activity centers,
recreation opportunities, and other appropriate important destinations. This system, known as
the Chula Vista Bayfront Shuttle, will be environmentally friendly, affordable, and accessible.
The Chula Vista Bayfront Shuttle would service the Master Plan area with a key focus on
connecting general users to and from: downtown areas east of I-5; the resort conference center;
the residential project; park areas; and, existing trolley stops. It would stop frequently along its
entire route to provide a fast and convenient link between the high-density redevelopment areas
in the City and Bayfront and the regional light rail trolley system. The shuttle would have fewer
stops than a conventional bus, located as close as possible to the major traffic generators. In
addition, a private shuttle system to transport employees between the H-18 parking structure and
the H-3 parcel in the Harbor District will be considered.

Shuttle service shall be phased concurrent with development. At a minimum, service shall be
provided upon the issuance of certificate of occupancy for either the H-3 resort conference center
hotel or the 500th residential unit in the City of Chula Vista Bayfront. Implementation of the
shuttle is anticipated to include participation by commercial development within the plan area.
Additional stops shall be provided at the Signature Park, the Recreational Vehicle Park, the H-18
parking structure, and the Park in Otay District as these uses are developed.

The initial general route of the transit shuttle would be along Third Avenue between F Street and
H Street, along F Street between Woodlawn Avenue and Third Avenue, along Woodlawn
Avenue between E Street and F Street, along E Street, Marina Parkway, Street C, and Street A
within the Bayfront development area, and along H Street between the Bayfront and Third
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Avenue. Variations in the route near the E Street Trolley Station are also considered. The route
would operate as a two-way loop with stops in both directions.

To initially encourage public use of the shuttle, shuttles would typically run every 15 minutes.
After the shuttle service has been established, it may be prudent to reevaluate shuttle frequency
based on the ridership that is achieved to determine changes in headways.

As shown in Exhibit 4, a minimum of four shuttle stops will initially be included within the
Proposed Project area. Each of these stops is further described below:
•

Stop #1 (Sweetwater Lodging/Nature Center): This stop is near the north end of the
Master Plan area. Although development densities here are not especially high, this
location is directly on the shuttle route, not otherwise served by transit, and would benefit
from a direct, non-stop connection to the E Street Trolley Station.

•

Stop #2 (RCC): This stop is located along E Street adjacent to the proposed RCC.

•

Stop #3 (Marina): This stop is located near the Marina Parkway/Street C intersection and
near the various uses in the marina. This station will be within a quarter-mile walking
distance of the high-density residential component of the Master Plan.

•

Stop #4 (Street A): This stop is located along Street A and will serve the hotel, retail, and
cultural uses on site.

Increasing access to public transit options will increase the public’s access to the shoreline.

6. Roadway Improvements
In addition to the above discussion of circulation improvements, the CVBMP identifies a number
of roadway improvements that will result in increased public access to the shoreline. Already,
the I-5/SR 54 interchange has been completed and provides regional access to the Bayfront.
However, the regional entries to the Bayfront are limited by the off-ramp configurations of
Interstate 5 and the location of wetland resources.
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Exhibit 4 – Chula Vista Bayfront Shuttle
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At the present time, access is available at E Street, H Street, and J Street. One additional bridge
at F Street provides a local connection to the east side of I-5 but no freeway on- or off-ramps are
provided. The H Street ramps, because of their location, will primarily serve the Goodrich
facilities. The J Street ramps primarily serve District lands and the marina westerly of Goodrich.
J Street also serves as the termination of Marina Parkway. Marina Parkway will be the main
street through the Bayfront and run from the J Street/Bay Boulevard intersection west toward the
marina, then north-south parallel to the marina within the District’s jurisdiction.

Marina

Parkway will be constructed as a divided roadway with a landscaped median. In addition, Bay
Boulevard will be an improved frontage road serving the areas easterly of the railroad ROW.
These proposed improvements are designed to increase access to the shoreline.

7. Parking Allocations
Access to parking is paramount for allowing for public access to the shoreline. The CVBMP
seeks to encourage public access to the shoreline by ensuring that adequate parking is provided.
This includes parking for all public, park, and open spaces uses in the Bayfront. In general,
sufficient parking will be required and incorporated into the private development of the Bayfront
with some additional off-street and on-street public parking to serve the community parks and
other open space resources to assure there is adequate public access to coastal resources. In the
Harbor District, typical parking requirement standards for high intensity uses may be reduced if
it can be demonstrated that the use will be adequately served by alternative transit.

The

implementation of restrictions on public parking, which would impede or restrict public access to
beaches, trails or parklands, (including, but not limited to, the posting of “no parking” signs, red
curbing, physical barriers, imposition of maximum parking time periods, and preferential parking
programs) shall be prohibited.

By utilizing “shared parking” among uses that have predictable and opposite peak parking
demands, increased public access is supported. The redevelopment of the Bayfront is meant to
entice people to the shoreline. It is therefore imperative that parking is provided in an efficient
manner, sharing spaces among uses when practical, and in a manner that does not intrude upon
the scenic qualities of the Bayfront. Where feasible, public use of private parking facilities
underutilized on weekends and holidays (i.e., office buildings) shall be permitted in all locations
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within ¼ mile of the shoreline. Tables 1 through 4 detail parking requirements for the various
phases of the project.

As illustrated in Tables 1 through 4, more than adequate parking will be provided for all phases
of the project. In most cases parking provided is well above the parking required.

8. Summary
The CVBMP implements a strategy for an extensive multi-modal pedestrian, bicyclist, masstransit and automobile-based system. In addition, it provides a variety of inviting and low-cost
public recreational opportunities for the residents and visitors of the Chula Vista waterfront.
Overall, the CVBMP entices people to the shoreline by creating a vibrant Bayfront community
that includes a mix of residential and commercial uses which is complemented in design by
enhancing the public’s access to the shoreline by increasing pedestrian, bikeway, and public
transit connections.
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TABLE 1
Phase I Parking Summary

Phase
Parcel
Sweetwater District
I
S-2
I
SP-3
Subtotal
Harbor District
I
H-3
I
H-3
I
H-3
—
H-8/HP-1
—
H-9
I
H-13/H-14
I
H-17
I
H-18
I
H-21
I
HP-3
I
HP-7
I
HP-15
Subtotal
TOTAL

Parking
Required

Parking
Provided

Provided
−
Required

Land Use

Intensity1

Rate2

Signature Park
Nature Center Parking and Access Road

18.0 ac
—

12 : ac
—

216
100
316

216
100
316

0
0
0

2,000 rm
1,600 seats
415 ksf
18.0 ac
—
1,500 du
2.0 ac
9.0 ac
—
2.6 ac
6.6 ac
10.1 ac

1 : rm
0.11 : seats
1.6 : ksf
12 : ac
—
1.5 : du
—
—
—
4 : ac
12 : ac
12 : ac

2,000
176
664
216
241 (c)
2,250
15
0
338 (c)
11
79
160
6,150
6,466

2000
200
700
237
241
2,300
15
1100
338
0
79
160
7,370
7,686

0
24
36
21
0
50
0
1100
0
−11
0
0
1,220
1,220

Hotel
Hotel Restaurant
Conference Center
Signature Park
Existing Marina
Residential (d)
Fire Station
Interim Surface Parking
Existing Marina
50-Foot Baywalk
Existing Marina View Park
Existing Bayfront Park (e)

SOURCE: Kimley-Horn and Associates 2008.
rm = rooms; ac = acres; ksf = thousand square feet; du = dwelling units
1The intensity of each land use was provided by the Port of San Diego.
2The parking rate was provided by the Port of San Diego (Port 1991).
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TABLE 2
Phase II Parking Summary

Phase
Parcel
Harbor District

Land Use

Parking
Provided

Provided
−
Required

Intensity1

Rate2

Parking
Required

50 ksf

4 : ksf

200

203

3

—

—

241 (c)

241

0

II

H-9

Retail/Commercial Recreation

—

H-9

Existing Marina

II

H-15

Mixed Use Office

210 ksf

3 : ksf

630

630

0

II

H-15

Visitor Hotel

250 rm

1.04 : rm

260

260

0

II
II

H-15
H-15

Retail
General Office

120 ksf
90 ksf

4 : ksf
3 : ksf

480
270

480
270

0
0

II

H-18

Interim Surface Parking

—

—

0

1,100

1,100

—
II

H-21
H-23

Existing Marina
Hotel

—
500 rm

—
1 : rm

338 (c)
500

338
400

0
−100

II

H-23

Cultural

100 ksf

1 : ksf

100

100

0

II

H-23

Retail

100 ksf

4 : ksf

400

300

−100

II
—

HP-03
HP-07

50-Foot Baywalk
Existing Marina View Park

0.9 ac
6.6 ac

4 : ac
12 : ac

3
79

0
79

−3
0

—

HP-15

Existing Bayfront Park (e)

10.1 ac

12 : ac

160

160

0

H Street Pier

0.4 ac

12 : ac

5
3,666

0
4,561

−5
895

3,666

4,561

895

II
HP-28
Subtotal
TOTAL

SOURCE: Kimley-Horn and Associates 2008.
rm = rooms; ac = acres; ksf = thousand square feet; du = dwelling units
1The intensity of each land use was provided by the Port of San Diego.
2The parking rate was provided by the Port of San Diego (Port 1991).
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TABLE 3
Phase III Parking Summary

Phase

Parcel

Land Use

Parking
Provided

Provided
−
Required

Intensity1

Rate2

Parking
Required

—

—

241(c)

241

0

Harbor District
—

H-9

Existing Marina

III

H-18

Interim Surface Parking

9.0 ac

—

0

900

900

III

H-21

Retail/Commercial Recreation

150 ksf

4 : ksf

600

262

−338

—

H-21

Existing Marina

—

—

338 (c)

338

0

III

HP-3

50-Foot Baywalk

3.0 ac

4 : ac

12

0

−12

III

HP-15

Existing Bayfront Park (e)

10.1 ac

12 : ac

160

160

0

1,351

1,901

550

Subtotal
Otay District
III

O-3A/O-3B

RV Park

236 du

1 : du

236

236

0

III

OP-1/OP-3

South Park/Open Space

51.0 ac

4 : ac

204

204

0

Subtotal

440

440

0

TOTAL

1,791

2,341

550
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TABLE 4
Phase IV Parking Summary

Phase

Parcel

Land Use

Intensity1

Rate2

Parking
Required

Parking
Provided

Provided
−
Required

Sweetwater District
IV

S-1

Resort Hotel

750 rm

1 : rm

750

750

0

IV

S-3

Mixed Use Commercial

120 ksf

4 : ksf

480

480

0

Office

120 ksf

3 : ksf

360

360

0

1,590

1,590

0

IV
S-4
Subtotal
Harbor District
IV

H-1A

Signature Park

5.0 ac

12 : ac

60

68

8

IV

H-1/HW-6

Community Boating Center

200 berth

0.7 : berth

180

180

0

IV

H-9

Reconfigured Marina

200 berth

0.7 : berth

140

220

80

IV

H-12

Restaurant

25 ksf

9.3 : ksf

233

0

−233

IV

H-12

Ferry Terminal

1 site

22 : site

22

0

−22

IV

H-18

Office/Parking

100 ksf

3 : ksf

300

2,450

2,150

IV

H-21

Reconfigured Marina

500 berth

0.7 : berth

350

350

0

IV

HP-3

50-Foot Baywalk

2.0 ac

4 : ac

8

0

−8

H Street Pier

0.4 ac

12 : ac

5
1,297

0
3,268

−5
1,971

2,887

4,858

1,971

IV
HP-28
Subtotal
TOTAL
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