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Otay Ranch Village 3

Chula Vista General Plan Amendment Report

. Introduction

The Village 3 portion of Otay Ranch (“Project Area”) was originally entitled when the Otay
Ranch General Development Plan (GDP)/Otay Subregional Plan (SRP) was adopted by the
Chula Vista City Council and San Diego County Board of Supervisors in 1993. The GDP
designated the Village 3 area as “Industrial,” while the SRP designated Village 3 as a
residential village. Village 3 was subsequently included within the boundaries of the Villages
2, 3 and a Portion of Village 4 SPA Plan, approved by the Chula Vista City Council in 2006.
Village 3 was approved with an “Industrial” land use designation in 2006. On December 2,
2014, as part of the University Village entitlements, the CVGP land use designations in Village
3 were modified. While the area adjacent to the Otay Landfill remained “Industrial,” the land
use designations for the Village 3 area east and south of Heritage Road were modified to
include a mixed-use village, comprised of single family residential, multi-family residential,
mixed use residential, mixed use commercial, office and other village-serving uses. However,
the 2014 entitlements excluded a portion of Village 3 south of Main Street; therefore the
property remain designated “Industrial.” Entitlements approved in 2014 included a CVGP
amendment, GDP amendment, Village 3 North and a Portion of Village 4 SPA Plan and
Tentative Map (CVT #13-02).

The Chula Vista City Council approved amendments to the CVGP, GDP, Village 3 North and
a Portion of Village 4 SPA Plan, a rezone and a new Tentative Map (CVT 16-03) on December
6, 2016.

On May 29, 2020, HomeFed Village Il Master, LLC/FlatRock Land Company, LLC
(HomeFed) filed an application with the City of Chula Vista that proposes revisions to the
Village 3 land plan The land use changes include expanding the Village 3 North and a Portion
of Village 3 Specific Planning Area (SPA) Plan boundary to include the approximately 54-
acre portion of Village 3 south of Main Street (FlatRock Parcel), changing land uses within
Village 3 from “Professional & Office” to Residential High, “Research & Limited Industrial”
to “Residential Medium-Hgh and “Residential Medium” to “Residential Medium-High” and
transferring 41 “Town Center” multi-family residential units from Village 9 to Village 3. With
the addition of the FlatRock, Parcel, the SPA Plan would include the entire Village 3 area as
defined in the Otay Ranch General Development Plan, and the SPA Plan would no longer refer
to “Village 3 North,” but would refer to “Village 3” as this village is defined in the Otay Ranch
GDP.

Amendments to the Chula Vista General Plan, Otay Ranch General Development Plan, the
Village 3 North and a Portion of Village 4 SPA Plan, the Village 9 SPA Plan and the Village
9 Tentative Map are necessary to implement the proposed changes. Tentative maps for the
updated residential parcels are also necessary to implement the proposed changes. The
proposed changes would increase the total residential unit count in Village 3 from 1,597 units
to 1,638 units and reduce the total residential unit count in Village 9 from 4,000 units to 3,959
units.

The portion of Village 3 property subject to the proposed amendment is limited to three parcels
(R-6, R-19 and R-20) that were historically utilized for dry farming activities. The current sites
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designated “Professional & Office” and ‘“Residential Medium-High” (R-19 and R-6
respectively) are graded and vacant. The FlatRock Parcel (R-20) is designated Research &
Limited Industrial and is undeveloped, with the exception of an existing on-site water quality
basin. The balance of Village 3 is built-out with the exception of several industrial sites located
adjacent to Heritage Road.

Il.  Existing Site Conditions

The Project Area is located in the southwestern portion of the Otay Valley Parcel of Otay
Ranch — within the CVGP, Otay Ranch Subarea — Western District. The Project Area is within
the municipal boundaries of the City of Chula Vista. Village 3 is comprised of approximately
463 acres. The current CVGP designates Village 3 a mixed use village containing Medium and
Medium-High Residential, Research & Limited Industrial, Professional & Office and a village
core comprised of Mixed Use Residential, a neighborhood park and elementary school site.
The Project Area is zoned Planned Community (PC) with the zoning districts established in
the Village 3 North and a Portion of Village 4 Planned Community District Regulations.

Surrounding land uses include Village 2 and the Otay Landfill to the north, Light Industrial
land uses to the west, the Otay River Valley to the south and the Wolf Canyon open space
preserve to the east. The Project Area landform consists of large mesas north of the Otay River
Valley and Wolf Canyon. The southern and eastern edges of Village 3 consist of undulating
slopes of Wolf Canyon and the Otay River Valley.

Access to the Project Area is provided via existing
Heritage Road, a six-lane prime arterial which was
extended south from Olympic Parkway through
Village 3 with development of Village 3 land uses.
The future extension of Main Street east from its
current terminus at Heritage Road is planned to
serve the development areas south of Main Street.
Regional access is provided via 1-805 to the west
and SR-125 to the east. (See Vicinity Map below)
Access, surrounding land use designations and
adopted and proposed Village 3 land use
designations are depicted on the “Adopted General
Plan Land Use Diagram” and “Proposed General
Plan Land Use Diagram” provided below.

Vicinity Map
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I11. Proposed Amendments and Project Proposal

HomeFed proposes to amend very limited portions of the CVGP to facilitate implementation of an
improved and enhanced development plan for Otay Ranch Village 3. Village 3 is fully developed,
with the exception of the three parcels subject to this proposed CVGP Amendment and several
industrial parcel adjacent to Heritage Road. The portion of Village 3 included in the proposed project
is includes approximately 8.3 acres of High Residential, 16.5 acres of Medium-High Residential, 2.4
acres of Open Space, 35.1 acres of MSCP Open Space and 3.0 acres of Circulation (Main Street). The
proposed amendments to CVGP land use designations are outlined below.

A. Proposed Amendments

This proposal includes amendments to the General Plan Land Use Diagram (Figure 5-12, Page LUT-
47) to reflect the proposed Village 3 land use changes, including the following:

e Update the CVGP Land Use Maps and tables to change the land uses for R-6 from Low-
Medium Residential to Medium-High Residential; R-19 from Professional & Office to
Medium-High Residential and R-20 from Limited Industrial to Medium-High Residential.

B. Project/Proposal

The Village 3 Site Utilization Plan would include 769 single-family detached dwelling units, 597
multi-family dwelling units and 272 multi-family units in a mixed use setting, for a total of 1,638
dwelling units. Other land uses within Village 3 include Light Industrial, elementary school,
neighborhood park, Open Space and Preserve Open Space.

Non-residential land uses include a 29.3 acres of Light Industrial uses that may include manufacturing,
storage and wholesale trades, services, commercial/retail, high-technology, bio-technical, bio-medical
and public and semi-public uses, a 10,000 square foot building constructed for a qualified CPF user,
20,000 square feet of retail commercial space, a public school, a public neighborhood park, a portion
of the Otay Ranch North Community Park (Village 4), several private recreation sites and MSCP
Preserve Open Space areas. Uses described above are consistent with the proposed CVGP land uses
designations.
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A comparison between the approved Village 3 land uses and the 2021 Proposed Plan are depicted
below:

Table 1 — Comparison of Land Uses: 2016 SPA/2006 FlatRock Parcel Entitlements vs.
2021 Proposed Project

2016 SPA Land 2021 Proposed Project Approved vs. Proposed
Uses/2006 FlatRock Land Uses Land Uses
Land Use Acres Units Acres Units Acres Units

Village 3 North/Por 4:

Medium Residential 107.5 1,002 102.1 769 -5.4 -233

Medium High Residential 13.5 317 29.2 257 +15.7 -60

High Residential 0 0 8.3 224 +8.3 +224

Mixed Use Residential 9.0 278 9.0 272 0 -6

Professpnal & Office 83 0 0 0 8.3 0
Commercial

Community Purpose 2.7 2.7 0
Facility

Industrial 29.3 0 29.3 0 0 0

Park 25.9 0 25.9 0 0

School 8.3 8.3

Open Space Preserve 157.2 0 157.2 0 0 0

Open Space 40.1 32.2 0

Circulation 18.0 0 18.0 0 0 0

Subtotal | 436.0 1,597 436.0 1,522 0 -75

FlatRock Parcel:

Industrial 11.3 0 -11.3 0

Medium-High Residential 0 10.1 116 +10.1 +116

Open Space Preserve 29.8 0 29.8 0 0 0

Open Space 4.5 0 5.7 0 +1.2 0

Circulation 3.0 3.0 +3.0

Subtotal 48.6 48.6 116 0 +116

TOTAL 48461 1,597 484.6 1,638 0 +41

C. Development Schedule

Village 3 is built-out, with the exception of the three residential neighborhoods (R-6, R-19 and R-20)
and several industrial parcels adjacent to Heritage Road. The balance of Village 3 development is
anticipated to be completed within a 2-year period.

D. Fiscal Impact Analysis Update

Pursuant to the requirements in CVMC 19.09.040, Threshold Standards for City Facilities, H. Fiscal,
HomeFed prepared an updated fiscal analysis for the Proposed Project (Village 3 Fiscal Impact
Analysis Summary Report, DPFG, 2021 — See Attachment A). The fiscal update model assumed full
build out of all 1,638 residential and commercial and industrial land uses. The results generated from
the fiscal model meet the requirements of CVMC 19.09.040 and demonstrate that the 2021 SPA Plan

! Acreage rounded to nearest 1/10™ acre; therefore, total may vary based on rounding.
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will generate a net annual fiscal surplus in years 1 — 20 ranging from $602,744 to $1,208,682 per year
and a cumulative net fiscal surplus over the first 20 years of approximately $17,427,955.

E. Other Village 3 Entitlements

Along with this proposed CVGP Amendment, Home Fed is also concurrently processing the following
entitlements and agreements:

e Otay Ranch GDP Amendment;

e Village 3 North and a Portion of Village 4 SPA Plan Amendment (PC District Regulations,
Village Design Plan, Supplemental Public Facilities Finance Plan, Affordable Housing
Program;

Rezone

Tentative Maps;

Development Agreement(s) Amendment

Village 3 Core Master Precise Plan Amendment

IVV. Land Use Considerations

HomeFed is proposing minor land use changes to Village 3 that will create new rental and
homeownership opportunities within Village 3 which increase the population and support village
serving and regional serving businesses. The revised land use plan provides thee new residential
neighborhoods, creating an opportunity for first time home buyers, move-up home buyers and renters
to live in Village 3.

The Village 3 land use plan establishes a pedestrian network that features the Chula Vista Regional
Trail, segments of the Chula Vista Greenbelt Trail and internal network including Village Pathway
connections, enhanced Promenande Trails, a centrally located paseo and the Village Trail. This
extensive pedestrian network provides pleasant and convenient walking routes to and through the
village core and provides connections to the City’s regional trail network. The proposed High-Density
Residential area (R-19) is planned within the Village 3 core area, with connections to the Chula Vista
Regional Trail along Main Street and the Village Pathway along Paseo Cultura. The two Medium-
High Residential areas are located south of Main Street and connect to Village 3 along the Chula Vista
Regional Trail along Main Street and Heritage Road. A planned Village Trail Connection located
north of Main Street in the southeast portion of Village 3 provides a direct connection to Village 3
from the R-6 and R-20 neighborhoods. A Future connection to the Chula Vista Greenbelt Trail is
located within the Otay River Valley is planned from the Chula Vista Regional Trail along Main Street.

A planned Bus Rapid Transit and local bus stops at the corner of Heritage Road and Main Street are
witin %2 mile of the R-20 and R-6 neighborhoods; while the R-19 neighborhood is within a ¥ mile of
the planned local bus stop located adjacent the Village 3 core area.

The proposed Village 3 plan remains compatible with adjacent land uses, while creating a unique
theme and experience for Village 3 residents and visitors. The architectural theme for Village 3 is
inspired by the historical agarian use the the Otay Ranch property and focuses on Transitional Spanish,
Farmhouse and Ranch styles. The landscape concept further implements this theme.
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V. Economic Considerations

HomeFed has entered into two Development Agreements (amendments) with the City. HomeFed
proposes to provide the City with a $4,000,000 financial contribution to be used by the City to facilitate
the creation of high-quality jobs and economic growth within the SR-125 corridor by attracting
industries and businesses that contribute diversification and stabilization to the local economy. A key
aspect of facilitiate such economic grown within the SR-125 corridor is the development of sites within
the University Innovation District that can accommodate high technology and large manufacturing
businesses or academic, institutional, and innovation-related businesses.

Pursuant to the requirements in CVMC 19.09.040, Threshold Standards for City Facilities, H. Fiscal,
HomeFed prepared an updated fiscal analysis for the Proposed Project (Village 3 Fiscal Impact
Analysis Summary Report, DPFG, 2021 — See Attachment A). The fiscal update model assumed full
build out of all 1,638 residential and commercial and industrial land uses. The results generated from
the fiscal model meet the requirements of CVMC 19.09.040 and demonstrate that the 2021 SPA Plan
will generate a net annual fiscal surplus in years 1 — 20 ranging from $602,744 to $1,208,682 per year
and a cumulative net fiscal surplus over the first 20 years of approximately $17,427,955.

V1. Environmental Considerations

Technical analyses were prepared to evaluate the potential impacts of the Proposed Project on air
quality, green house gases, noise, cultural resources, biological resources, traffic and geology. The
analyses support a determination that approval and implementation of the proposed modifications to
Village Three would not result in any additional significant environmental effects beyond those
previously analyzed under the Final Environmental Impact Report for the 2014 project.

VIl. Housing Development Considerations

The Village 3 project is subject to the City of Chula Vista inclusionary affordable housing
requirements. As discussed above, the total authorized units within Village 3 would increase to 1,638
units. A portion of the Village 3 affordable housing obligation has been satisfied within Village 3 and
Village 8 West. The remaining obligation is calculated based on the incremental increase in authorized
units per the recorded agreements. As described the the Village 3 and a Portion of Village 4 Affordable
Housing Program (2020), the remaining Village 3 affordable housing obligation would be up to 19
low income units and 19 moderate income units. HomeFed will be required to enter to an amended
Balanced Communities Affordable Housing Agreement (Otay Ranch Village 3) to address this
remaining Village 3 affordable housing obligation prior to issuance of a final map for Parcels R-6, R-
19 or R-20, whichever map comes first.

VIII. Infrastructure Considerations

The 2014 Village 3 North and a Portion of Village 4 SPA includes a Public Facility Finance Plan
(PFFP) that outlines the infrastructure, services and facilities needed to serve Village 3, consistent
with the City’s Growth Management Program. The Supplemental PFFP (2020) addresses traffic,
police, fire and emergency medical services, schools, libraries, parks, trails and open space, water,
sewer, drainage, air quality, civic center corporation and other public faciities to ensure the proposed
Village 3 Plan provides the infrastructure necessary to serve the Project Area.
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IX. Public Benefit Consideration

The community focus on wellness and outdoor activities will enhance the quality of life of future
residents. The creation of a vibrant village core containing village-serving commercial/retail uses,
along with the provision of sites for businesses within Village 3 creates a synergy of land uses and a
dynamic environment where residents may live, recreate and work. The proposed Village 3 changes
will positively impact community character by creating a unique architectural and aesthetic theme that
will be consistent with the unique to Village 3 built environment.

In addition, the Proposed Project includes amendments to two Development Agreements with the
purpose of documenting the agreement between the City of Chula Vista and HomeFed. The City seeks
to facilitate the creation of high-quality jobs and economic growth within the SR-126 corridor by
attracing industries and business that contribute to diversification and stabilization of the local
economy. A key aspect of facilitating such economic growth within the SR-125 corridor is the
development of sites within the University Innovation District that can accommodate high
tenchnology and large manufacturing business or academic, institutional and innovation related
businesses (Qualified UID Uses). HomeFed has agreed to provide a $4,000,000 financial contribution
to the City to be used toward creating and attracting Qualified UID Uses. This contribution will
advance City interests and create a public benefit by attracting high-quality job producing businesses
and educational anchor institutions to the City of Chula Vista.

X.  Annexation
No annexations actions are planned for Village 3.

XI. List of Proposed General Plan Amendments

With the proposed amendments, the Village 3 project will remain consistent with the Chula Vista
General Plan land use, transportation, economic development, housing, public facilities and services,
environmental and growth management objectives and policies. This section provides a list of
proposed amendments by CVGP page number. Adopted and Proposed diagrams, exhibits and tables
are provided below.

Chapter 4 — Land Use Plan
1. Page LUT-47, Figure 5: General Plan Land Use Diagram
Update Figure 5 to depict the following changes:

a. Convert an office site designated Professional & Office Commercial to a Residential High
land use designation;

b. Convert the area south of Main Street designated Research & Limited Industrial to a
Residential Medium-High land use designation;

c. Convert the area south of Main Street designated Residential Medium to Residential
Medium High.

2. Page LUT-59, Table 5-6: General Plan Land Use Distribution in 2030 (Acres)

Update the land use designations within the “East Chula Vista Subareas” to reflect the
proposed Village 3 land use distribution.
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3. Page LUT-60, Table 5-7: General Plan Land Use in 2030

Update dwelling units within the Residential Medium, Medium-High and High General Plan
Land Use Designations, Update the acreage within the Professional & Admin., Research & Limited
Industrial and Open Space to reflect the proposed Village 3 Project.

4. Page LUT-253, Figure 5-43: Otay Ranch Subarea — Western District

Update the diagram to reflect the proposed General Plan Land Use Designations within Village
3.

ADOPTED VILLAGE 3 - GENERAL PLAN LAND USE DIAGRAM, FIGURE 5-12 (PAGE
LUT-47)
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PROPOSED VILLAGE 3 - GENERAL PLAN LAND USE DIAGRAM, FIGURE 5-12 (PAGE

LUT-47)
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TABLE 5-6, (PAGE LUT-59)
East
General Plan Land ezl - -
Use Designation General Bayfront | Northwest | Southwest | East Chula | Unincorporated | Unincorporated
Plan Area Vista Sweetwater Otay Ranch
Subareas Subareas Subareas
Residential
Low 6,977 - 64 - 1,560 2,453 2,900
Low Medium 8,010 - 1,354 1,401 4,737 307 211
Medium 1,604 - 187 288 1,025 32 72
Medium High 665 - 143 113 312 - 97
High 525 - 124 253 148 - -
Urban Core 84 - 84 - - - -
Bayfront High 14 14 - - - - -
Commercial
Retail 826 - 115 202 477 32 -
Visitor 148 135 11 2 - - -
Professional & Admin. 160 13 61 7 67 12 -
Mixed Use
Mixed Use Residential 933 - 174 98 611 - 50
Mixed Use 135 25 37 58 15 ; -
Commercial
Mixed Use Transit
Focus Area 122 ) 83 39 ) ) )
Industrial
Limited Industrial 1,885 62 116 384 1,107 - 216
Regional Technology 85 ) ) . 85 ) )
Park
General Industrial 175 175 - - - - -
Public, Quasi Public
and Open Space
Public, Quasi Public 2,901 55 225 321 1,880 381 39
Parks and Recreation 978 74 73 106 606 88 31
Open Space 7,305 100 215 617 3,578 1,101 1,694
Open Space Preserve 16,926 362 18 97 4,582 1,997 9,870
Open Space - Active 375 8 44 ) 323 ) )
Recreation
Water 2,672 1,498 - - - 9 1,165
Special Planning
Area
Eastern Urban Center 266 - - - 266 -
Resort 230 - - - - 230
Town Center 85 - - - 85 -
Other? 4,606 99 866 829 2,343 408 61
Total Acres 58,692 2,620 3,994 4,815 23,807 6,820 16,636
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PROPOSED - GENERAL PLAN LAND USE DISTRIBUTION IN 2030 (ACRES)

TABLE 5-6, (PAGE LUT-59) — Proposed Changes Shown in Red
East
General Plan Land ezl - -
Use Designation General Bayfront | Northwest | Southwest | East Chula | Unincorporated | Unincorporated
Plan Area Vista Sweetwater Otay Ranch
Subareas Subareas Subareas
Residential
Low 6,977 - 64 - 1,560 2,453 2,900
Low Medium 8,010 - 1,354 1,401 4,737 307 211
Medium 1,599 - 187 288 1,020 32 72
Medium High 676 - 143 113 323 - 97
High 533 - 124 253 156 - -
Urban Core 84 - 84 - - - -
Bayfront High 14 14 - - - - -
Commercial
Retail 826 - 115 202 477 32 -
Visitor 148 135 11 2 - - -
Professional & Admin. 152 13 61 7 59 12 -
Mixed Use
Mixed Use Residential 933 - 174 98 611 - 50
Mixed Use 135 25 37 58 15 ; -
Commercial
Mixed Use Transit
Focus Area 122 ) 83 39 ) ) )
Industrial
Limited Industrial 1,875 62 116 384 1,096 - 216
Regional Technology 85 ) ) . 85 ) )
Park
General Industrial 175 175 - - - - -
Public, Quasi Public
and Open Space
Public, Quasi Public 2,901 55 225 321 1,880 381 39
Parks and Recreation 978 74 73 106 606 88 31
Open Space 7,306 100 215 617 3,579 1,101 1,694
Open Space Preserve 16,926 362 18 97 4,582 1,997 9,870
Open Space - Active 375 8 44 ) 323 ) )
Recreation
Water 2,672 1,498 - - - 9 1,165
Special Planning
Area
Eastern Urban Center 266 - - - 266 -
Resort 230 - - - - 230
Town Center 85 - - - 85 -
Other? 4,609 99 866 829 2,346 408 61
Total Acres 58,692 2,620 3,994 4,815 23,807 6,820 16,636
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ADOPTED - GENERAL PLAN LAND USE IN 2030

TABLE 5-7, PAGE LUT-60

General Plan Land Use Designation 2030 Acres ZOSOU[?I\?;:II'”Q
RESIDENTIAL
Low 6,977 8,232
Low Medium 8,010 41,286
Medium 1,604 16,159
Medium High 665 10,314
High 525 15,382
Urban Core 84 3,830
Bayfront High 14 1,500
COMMERCIAL
Retail 826
Visitor 148
Professional & Office 160
MIXED USE
Mixed Use Residential 933 17,639
Mixed Use Commercial 135
Mixed Use Transit Focus Area 122 3,782
INDUSTRIAL
Limited Industrial 1,885
Regional Technology Park 85
General Industrial 175
PUBLIC, QUASI PUBLIC AND OPEN

SPACE
Public/Quasi-Public 2,901
Parks and Recreation 978
Open Space 7,305
Open Space Preserve 16,926
Open Space - Active Recreation 375
Water 2,672

SPECIAL PLANNING AREA

Eastern Urban Center 266 4,905
Resort 230 -
Town Center 85 1,929

OTHER* 4,606

TOTAL 58,692 124,958

* Streets, freeways, utility rights-of-ways
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PROPOSED - GENERAL PLAN LAND USE IN 2030
TABLE 5-7, PAGE LUT-60 — Proposed Changes Shown in Red

General Plan Land Use Designation 2030 Acres ZOSOU[?I\?;:II'”Q
RESIDENTIAL
Low 6,977 8,232
Low Medium 8,010 41,286
Medium 1,599 15,926
Medium High 676 10,370
High 533 15,606
Urban Core 84 3,830
Bayfront High 14 1,500
COMMERCIAL 50
Retail 826
Visitor 148
Professional & Office 160
MIXED USE
Mixed Use Residential 933 17,633
Mixed Use Commercial 135
Mixed Use Transit Focus Area 122 3,782
INDUSTRIAL
Limited Industrial 1,875
Regional Technology Park 85
General Industrial 175
PUBLIC, QUASI PUBLIC AND OPEN
SPACE
Public/Quasi-Public 2,901
Parks and Recreation 978
Open Space 7,306
Open Space Preserve 16,926
Open Space - Active Recreation 375
Water 2,672
SPECIAL PLANNING AREA
Eastern Urban Center 266 4,864
Resort 230 -
Town Center 85 1,929
OTHER* 4,609
TOTAL 58,692 124,958

* Streets, freeways, utility rights-of-ways
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ADOPTED - OTAY RANCH SUBAREA - WESTERN DISTRICT
FIGURE 5-43, PAGE LUT-253
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Village 3 SPA Amendment — Chula Vista General Plan Consistency Analysis

GENERAL PLAN ELEMENT OBJECTIVE/POLICY

SPA AMENDMENT CONSISTENCY RESPONSE

LAND USE AND TRANSPORTATION

Objective LUT 1 - Provide a balance of residential and non-residential development throughout the City that achieves
a vibrant development pattern, enhances the character of the City, and meets the present and future needs of all
residents and businesses.

LUT 1.1

Ensure that land uses develop in accordance
with the Land Use Diagram and Zoning Code
in an effort to attain land use compatibility.

The Chula Vista General Plan designates the portions of
Village 3 Residential Medium, Research & Limited
Industrial and Professional & Office. Upon approval of
proposed amendments to the Village 3 SPA Plan and PC
District Regulations the project land uses would be in
accordance with the amended General Plan Land Use
Diagram.

The City of Chula Vista contracted with HR&A Advisors,
Inc. to prepare an analysis of the potential implications of
the proposed rezoning (Otay Ranch Village 3 Market
Analysis of Industrial and Office Uses (HR&A Advisors,
Inc. March 2021) (“Market Analysis”), provided as an
attachment to this report).

The Market Analysis estimated that the City would need
approximately 118 to 239 acres of industrially zoned land
to meet the calculated demand for 1.9 million to 3.8 million
square feet of industrial space in Chula Vista by 2050. The
Market Analysis concluded that, if the proposed project is
approved, between 190 and 311 net acres of land zoned for
industrial use are likely to remain within Chula Vista.

The Market Analysis estimated that there is a demand for
1.4M to 2.3M square feet of new office space in Chula Vista
by 2050, requiring 94 to 145 acres of land. Chula Vista
currently has enough land to accommodate the projected
office demand with a surplus of 381 to 653 acres of vacant
of office-accommodating land remaining after 2050, using
a conservative assumption of the future office development
density.

The current proposal for residential residential use is
compatible with the existing Village 3 residential
development south of Main Street and within the Village 3
core area.

LUT 1.2

Coordinate planning and redevelopment
activities and resources to balance land uses,
amenities, and civic facilities in order to sustain
or improve the quality of life.

Village 3 provides a balance of land uses, amenities and
civic land uses, include 20,000 square feet of neighborhood-
serving commercial/retail uses, 29.3 acres of industrial uses,
a 10,000 square foot Community Purpose Facility building,
a public elementary school, a public neighborhood park,
trails, private creation facilities, 187 acres of MSCP
Preserve Open Space.

LUT 1.4

Seek to achieve an improved balance between
jobs and housing in Chula Vista.

The project provides housing in close proximity to the
major employment centers in Chula Vista, Otay Mesa and
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downtown San Diego. In addition, Village 3 includes 29.3
acres of industrial uses, 20,000 square feet of
commercial/retail space, a 10,000 square foot CPF building
and a public elementary school, designed to serve the 1,638
residential homes within Village 3.

LUT 1.5

Endeavor to create a mixture of employment
opportunities for citizens’ at all economic
levels.

As provided for in the Development Agreements (DA)
between the Applicant and the City of Chula Vista the
Applicant would provide $4M to be used by the City to
facilitate the creation of high quality jobs within the SR-125
corridor or a commercial/academic building that can
facilitate either an academic or private-sector market-rate
project to advance the vision of the University Innovation
District Master Plan which will create high value jobs for
all income levels. In addition, Village 3 includes a mix of
job-producing land uses, including 29.3 acres of industrial
uses, 20,000 square feet of commercial/retail space, a
10,000 square foot CPF building and a public elementary
school.

LUT 1.6

Attract and maintain land uses that generate
revenue for the City of Chula Vista, while
maintaining a balance of other community
needs, such as housing, jobs, open space, and
public facilities.

The Village 3 Fiscal Impact Analysis prepared for the
Project (Village 3 Amendment — Fiscal Impact Analysis,
DPFG, December, 2020 — See Attachment A) demonstrates
that the Project complies with LUT 1.6 and CVMC Section
19.09.040.H.3 in that it produces net positive revenue to the
City of Chula Vista over the 20-year timeframe. The fiscal
update model assumed full build out of all 1,638 residential
and commercial and industrial land uses. The results
generated from the fiscal model meet the requirements of
CVMC 19.09.040 and estimate that the Proposed Project
will generate a net annual fiscal surplus in years 1 — 20
ranging from $602,744 to $1,208,682 per year and a
cumulative net fiscal surplus over the first 20 years of
approximately $17,427,955.

Along with providing 1,638 residential homes, the project
provides job producing land uses including industrial,
commercial CPF and a public school and the preservation
of 187 acres of land designated as part of the City’s MSCP
Preserve.

The Development Agreements provide the City with an
opportunity to facilitate economic growth by the Applicant
providing $4.0 million to support funding for the
development of University Innovation District (UID)
qualified uses which would provide a catalyst for
development that could generate high-quality jobs in
locations currently suitable for construction.

Also see Response to LUT 1.1 above.

LUT 1.7

Provide high-quality public facilities, services,
and other amenities within close proximity to
residents.

Village 3 provides high quality public facilities and services
within close proximity to residents, including a public
neighborhood park, public elementary school, private
recreation and open space areas. Village 3 includes a
network of pedestrian facilities including the Village
Pathway within the Village Core, a paseo connecting single
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family neighborhoods to the park and school, the village
trail, the Chula Vista Regional Trail along Heritage Road
and Main Street and portions of the Chula Vista Greenbelt
Trail within the Otay River Valley.

In addition, the project includes a portion of the Otay Ranch
North Community Park, intended to serve Village 3
residents and other villages in Otay Ranch.

LUT 1.8

Pursue higher density residential categories
and retail demand that are not being met within
the City.

The Project’s residential land uses are in the ‘High” and
“Medium-High” residential category consistent with this
objective. Consistent with the Chula Vista General Plan,
Village 3 includes a 20,000 square foot retail/commercial
center (constructed with leasing underway) as part of the
Mixed Use project located within the Village 3 core area.

In addition to the completed residential homes within
Village 3, the project would provide a total of 418 rental and
for-sale multi-family homes to provide much needed
housing and help meet the City’s housing demands
identified in the SANDAG Housing Needs Assessment
Report. In addition, through payment of the $4M provided
for in the Development Agreements, the project provides
economic stimulus funding that benefits the entire City of
Chula Vista.

LUT 1.9

Provide opportunities for development of
housing that respond to diverse community
needs in terms of density, size, location, and
cost.

The Project provides for-sale housing to meet the needs of
a diverse community. Densities range from 10.6 to 27.0
units per acre and products provide a range of bedroom
typologies for singles, couples, and families. Some homes
may have private rear yards, while the highest density are
planned as rental apartments with on-site amenities. Product
types are focused on providing attainable housing as well as
meeting the need for move-up home buyers. Though the
Project will not include any additional on-site affordable
housing, it will enter into an amended Chula Vista Balanced
Affordable Housing Agreement in conformance with the
City’s Balanced Community Affordable Housing policy.

LUT 1.10

Maintain an adequate supply of land
designated and zoned for residential use at
appropriate densities to meet housing needs,
consistent with the objective of maintaining a
balance of land uses.

The Project supports the creation of new housing as
articulated in the Housing Element. The Project will
provide a total of 418 housing units for the current and
future residents of Chula Vista which, combined with the
provisions in the Development Agreement financial
stimulus, enhances the jobs/housing balance in the City of
Chula Vista.

LUT 1.13

Maintain  neighborhood and community
shopping centers of sizes and at locations that
offer both choice and convenience for shoppers
and residents, while sustaining a strong retail
base for the City.

Village 3 includes 29.3 acres of industrial uses, 20,000
square feet of commercial/retail space, a 10,000 square foot
CPF building and a public elementary school, designed to
serve the 1,638 residential homes within Village 3 and
adjanct villages.

There were no other retail uses anticipated in the Chula
Vista General Plan within Village 3; however there are
plans for additional commercial and retail uses within
Village 2 which will be convenient to Village 3 residents..
The project will not impact the availability or sustainability
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of existing retail shopping centers. In fact, the increased
population resulting from the Project will increase use of
the existing Village 3 and future Village 2 retail uses,
thereby enhancing the viability neighborhood shopping
centers.

LUT 1.15

Allow office uses that are associated with
complementary commercial service businesses
in commercial service areas.

The Applicant’s contribution of $4M to the City of Chula
Vista provides a financial stimulus which will increase the
ability of the City to assist and attract employers to grow
their operations in the City of Chula Vista thus resulting in
varied office and commercial uses and future job creation.
These public benefits will advance the interests and meet
the needs of Chula Vista’s residents and visitors to a
significantly greater extent than the vacant land under the
current entitlements and absent the provisions in the
Development Agreements.

LUT 1.17

Encourage the development of cultural and
performing arts nodes in different areas
throughout the City, each with a specific non-
competing  focus, such as viewing
performances or works of art, and learning
about, creating, or purchasing art.

Construction and dedication of the Village 3 neighborhood
park and dedication of a portion of the Otay Ranch
Community Park will provide opportunities for the City to
support programming within the City’s public park system
to encourage a diversity of uses, which may include art
shows and cultural festivals.

Objective LU

with and enhances Chula Vista’s character and qualities, bo

T 3 - Direct the urban design and form of new

development and redevelopment in a manner that blends
th physical and social.

LUT 3.1

Adopt urban design guidelines and/or other
development regulations for all Districts or
Focused Areas of Change as presented in
Sections LUT 8.0 - 10.0 of the Land Use and
Transportation Element, as necessary, to
ensure that new development or redevelopment
recognizes and enhances the character and
identity of adjacent areas, consistent with this
General Plan’s Vision.

The Village 3 SPA Plan Amendment includes Planned
Community District Regulations and the Village 3 Design
Plan includes Landscape and Design Guidelines to ensure
new development recognizes and enhances the character
and identity of adjacent areas. The architectural theme for
the Project is a consistent with the Village 3 existing
agrarian architecture. In addition, the proposed Planned
Community District Regulations and design guidelines and
will be appropriately implemented to ensure the proposed
residential neighborhood establish a unique sense of place,
while connecting to the larger Village 3 developed
community.

LUT 3.2

Any such urban design guidelines and/or other
development regulations shall be consistent
with other, related policies and provisions in
this General Plan, including Sections 7.3
through 7.6.

The Village 3 SPA Plan Amendment includes Planned
Community District Regulations as well as the Village 3
Design Plan Landscape and Design Guidelines consistent
with the policies and provisions of the General Plan.

Objective LU
and transit in

appropriate locations throughout the City.

T 5 - Designate opportunities for mixed use area

s with higher density housing that is near shopping, jobs,

LUT 5.1

Promote mixed use development, where
appropriate, to ensure a pedestrian-friendly
environment that has opportunities for housing;
jobs; childcare; shopping; entertainment;
parks; and recreation in close proximity to one
another.

Consistent with General Plan Policy LUT 5.1, Village 3
contains a small mixed use center comprised of 272 rental
homes, 20,000 square feet of commercial retail space and a
10,000 square foot CPF building, providing opportunities
for shopping, entertainment, jobs, childcare and
entertainment. In addition, the village core includes 392
multi-family and courtyard homes, an elementary school
site, a public park and a private recreation center, providing
recreational opportunties within % mile of all Village 3
residents. The Project would add 224 multi-family homes
to the village core area, within walking distance of Village
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3 amenities. The project also includes 194 multi-family
homes south of Main Street. Access to Village 3 amentities
is provided via the Chula Vista Regional Trail along Main
Street and Heritage Road, and the Village Trail at the
southeast corner of Village 3. See Exhibit 1, Aerial Context
Exhibit.

LUT 5.2

Consistent with the General Plan and Chula Vista MSCP
Subarea Plan, the project includes187 acres of land
designated for preservation as part of the MSCP Plan. The
development area is clustered within Village 3, surrounding
a compact, walkable, mixed use village core. Consistent
with the Otay Ranch GDP and the Village 3 SPA Plan,
infrastructure impacts have been reduced to the greatest
extent possible to minimize impacts to adjacent open space
resources. The project would be served from existing and
planned extensions of Chula Vista circulation element
roadways and infrastructure.

The project is served by a planned local bus stop along
Heritage Road, adjacent to the Village 3 core area and local
bus and future Bus Rapid Transit stops at the corner of
Heritage Road and Main Street. Pedestrian access to the
planned transit facilities is provided via the Chula Vista
Regional Trail along Heritage Road and Main Street. The
mixed use arrangement of Village 3 land uses and the
integrated system of pedestrian paths and trails connects the
residential neighborhoods to the village core along the
Village Pathway, a paseo and promenade streets.

LUT 5.3

Encourage new development that is organized
around compact, walkable, mixed use
neighborhoods and districts in order to
conserve oOpen space resources, minimize
infrastructure costs, and reduce reliance on the
automobile.

Authorize and encourage mixed use

development in focus areas, including high-
density residential housing, neighborhood-
serving commercial, and office uses.

Consistent with General Plan Policy LUT 5.3, Village 3
contains a mixed use center comprised of 272 higher
density rental apartment homes, 20,000 square feet of
commercial retail space and a 10,000 square foot CPF
building, providing  opportunities  for  shopping,
entertainment, jobs, childcare and entertainment. In
addition, the village core includes 392 multi-family and
courtyard homes, an elementary school site, a public park
and a private recreation center, providing recreational
opportunties within ¥z mile of all Village 3 residents. The
Project would add 224 multi-family homes to the village
core area, within walking distance of Village 3 amenities.
The project also includes 194 multi-family homes within
two neighborhoods south of Main Street. Access to Village
3 amentities from these neighborhoods is provided via the
Chula Vista Regional Trail along Main Street and Heritage
Road, and the Village Trail at the southeast corner of
Village 3.

The Applicant’s contribution of the $4M to the City will
increase the ability of the City to assist and attract
employers to grow their operations in the City of Chula
Vista thus resulting in varied office and commercial uses
and future job creation. These public benefits will advance
the interests and meet the needs of Chula Vista’s residents
and visitors to a significantly greater extent than the vacant
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land under the current entitlements and absent the
Development Agreements.

LUT 5.4

Develop the following areas as mixed use
centers: Urban Core; Palomar Trolley Station;
EUC; and Otay Ranch Village Cores and Town
Centers.

See response to LUT 5.3 above.

LUT5.11

Endeavor to reduce the number of peak hour
automobile trips by supporting increased
services near workplaces.

See response to LUT 5.3 above.

LUT 5.13

Higher density residential and mixed use
residential/commercial development should be
designed to: create a pleasant walking
environment to encourage pedestrian activity;
maximize transit usage; provide opportunities
for residents to conduct routine errands close to
their residence; integrate with surrounding uses
to become a part of the neighborhood rather
than an isolated project; use architectural
elements or themes from the surrounding
neighborhood; and provide appropriate
transition between land use designations to
minimize neighbor compatibility conflicts

The Project would add high density 224 High Residential
multi-family homes within the village core area, within
walking distance of Village 3 amenities, near the planned
transit stop along Heritage Road, and connected to the
Village Pathway, Regional Trail and perimeter Village
Trail. Consistent with the architectural guidelines in the
Village Design Plan and the Master Precise Plan, the R-19
neighborhood’s architectural design will be compatible
with the surrounding neighborhoods. The additional
residential neighborhood in the Village 3 Core is within
walking distance of retail/commercial uses providing
opportunities for residents to conduct routine errands close
to home, These additional residents may also make the
retail/commercial uses more viable.

The Project also includes 194 Medium-High Residential
multi-family homes within two neighborhoods south of
Main Street. Access to Village 3 amentities from these
neighborhoods is provided via the Chula Vista Regional
Trail along Main Street and Heritage Road, and the Village
Trail at the southeast corner of Village 3. See Figure 1,
Context Aerial, for pedestrian routes and distances between
residential neighborhoods a R-6 and R-20 and the Village
Core and transit stops.

The addition of more residential land uses within Village 3
south provide more homes close to the planned transit stop
at Heritage Road and Main Street, potentially expanding
transit use along this route. With the neighborhood school
planned adjacent to the retail/commercial area, residents
have the opportunity to conduct routine errands during
school drop off and pick up times. Consistent with the
Village Design Plan architectural guidelines, the R-6 and R-
20 architectural styles will be compatible with the existing
Village 3 residential and community amentity architectural
style.

See response to LUT 5.3 above.

Objective LU

T 6 - Ensure adjacent land uses are compatible

with one another.

LUT 6.1

Ensure, through adherence to design guidelines
and zoning standards, that the design review
process guarantees excellence in design and
that new construction and alterations to

The Village 3 SPA Plan Amendment includes Planned
Community District Regulations and the Village 3 Design
Plan which includes Landscape and Residential Design
Guidelines to ensure new development recognizes and
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existing buildings are compatible with the best
character elements of the area.

enhances the character and identity of adjacent areas. All
residential development is subject to the City’s Design
Review process.

LUT 6.2

Require that proposed development plans and
projects consider and minimize project impacts
upon surrounding neighborhoods.

The project includes PC District Regulations and
Landscape and Residential Design Guidelines are provided
in the Village 3 Design Plan. These regulations and
guidelines ensure the project is compatible with
surrounding neighborhoods. The project includes a 20’
landscape buffer along Main Street/Heritage Road. In
addition, the proposed residential neighborhoods are
setback from the adjacent MSCP Preserve area as they
provide a 100’ Preserve Edge which provides a buffer
between residential and preserve uses.

LUT 6.3

Require that the design of new residential,
commercial, or public developments is
sensitive to the character of existing
neighborhoods through consideration of
access, compatible building design and
massing, and building height transitions, while
maintaining the goals and values set forth in the
General Plan.  Within transit focus areas,
design provisions should include requirements
for aminimum building step back of 15 feet for
every 35 feet in height, for edges abutting
residential uses.

Two of the sites (R-6 and R-19) included within the project
are graded, while the third site (R-20) is partially developed
with a water quality basin serving existing Village 3
development areas. Access to the project is provided via
existing and planne extensions of City of Chula Vista
circulation roadways and infrastructure. The project
includes PC District Regulations and Landscape and
Residential Design Guidelines to ensure the project is
compatible with existing Village 3 development. Because
of its location, the setback requirements provided in LUT
6.3 are not applicable to the project.

Objective LU

T 7 - Appropriate transitions should be provid

ed between land uses.

LUT 7.2 Require new or expanded uses to provide | See Response to LUT 6.2 above.
mitigation or buffers between existing uses
where significant adverse impacts could occur.

LUT 7.4 Require landscape and/or open space buffersto | The project a 100° Preserve Edge to buffer development
maintain a naturalized or softer edge for | from the adjacent MSCP Preserve areas, while maintaining
proposed private development directly | a softer edge between the land uses.
adjacent to natural and public open space areas.

Objective — | Strengthen and sustain Chula Vista's image as

LUT 8 a unique place by maintaining, enhancing, and
creating physical features that distinguish
Chula Vista's neighborhoods, communities,
and public spaces, and enhance its image as a
pedestrian-oriented and livable community.

LUT 8.1 Develop a program to enhance the identity of | The project would be subject to the Village 3 SPA Plan
special districts and neighborhoods to create | Amendment Planned Community District Regulations as
variety and interest in the built environment, | well as Landscape and Residential Design Guidelines in the
including such items as signage, monuments, | Village 3 Design Plan which provide guidance for the
landscaping, and street improvements. development of high-quality architecture, landscape, and

street improvements. The project would also comply with
the approved Village 3 Planned Sign Program, where
applicable.

LUT 8.2 Emphasize certain land uses and activities, | Village 3 includes a mix of specialty commercial and public
such as cultural arts; entertainment; specialty | amenities that create opportunities for a diversity of uses,
retail; or commercial recreation, to enhance or | which may include art shows and cultural festivals as well
create the identity of specialized districts or | as commercial recreation opportunities.

Focus Areas in the City.
LUT 8.3 Ensure that buildings are appropriate to their | The Village 3 SPA Amendment includes residential

context and designed to be compatible with

architectural guidelines. The project will be designed
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surrounding uses and enhance the desired
character of their District.

consistent with the established agrarian architectural theme
within Village 3. All residential development within the
project is subject to the City’s Design Review process.

LUT 8.4

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

Village 3 includes a public park and private recreation and
open space system that provide Village 3 residents with a
variety of recreation opportunities. The mixed use project
located within the Village 3 core area provides gathering
space and a wide landscape median designed to
accommodate farmers markets, art displays and other
events. In additio,n the project includes a portion of the
Otay Ranch North Community Park (Village 4) which will
provide opportunities for publicly accessible open space,
recreation and gathering spaces.

LUT 8.5

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

e Varied and articulated building facades;

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

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

e Human scale design elements;

e  Ground floor residential and commercial
entries that face and engage the street;
and

e Pedestrian-oriented streetscape
amenities.

Village 3 is designed and constructed as a pedestrian
oriented community and meets the guidelines provided in
LUT 8.5. Development within the village core area is
subject to the Village 3 Master Precise Plan (amended) as
well as the overall Village 3 Design Plan. In addition, the
SPA Plan amendment includes landscape guidelines and
establishes an agrarian architectural theme to be
implemented within the project.

The Village 3 mixed-use development was designed and
constructed consistent with the guidelines in LUT 8.5.

LUT 8.6

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

LUT 8.6 is a City-wide objective; however, by constructing
and developing the neighborhood park within Village 3 and
providing public gathering space within the mixed use
project, Village 3 supports programming and activities
which may include public art displays.

LUT 8.7

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

The approved Village 3 land use plan and the proposed
project are buffered from existing unsightly land uses by the
Village 3 industrial development area (29.3 acres).

Objective LUT 10 - Create attractive street environments

that complement private and public properties, create

attractive public rights-of-way, and provide visual interest for residents and visitors.

LUT 10.2

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

The Village 3 Master Precise Plan provides landscape
design standards, which include street furnishings and
fixtures implemented within the Village 3 core area. The
project will comply with the Master Precise Plan as
amended.

LUT 10.3

Provide well-designed, comfortable bus stops
throughout the City.

Per Village 3 conditions of approval, the Applicant
provided the City with funding for planned bus and transit
stops and shelters which will be constructed by the City
when local bus service is available along established and
planned routes.

LUT 104

Prior to the approval of projects that include
walls that back onto roadways, the city shall
require that the design achieves a uniform
appearance from the street. The walls shall be

The Village 3 Design Plan provides approved fence and
wall designs and materials. In addition, the approved
Village 3 Landscape Master Plan includes a Fence and Wall
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uniform in height, use of materials, and color,
but also incorporate elements, such as pilasters,
that add visual interest.

Plan prepared consistent with City policies. The LMP

would be amended to address the project.

LUT 10.5

Require under grounding of utilities on private
property and develop a priority based program
of utility under grounding along public rights-
of-way.

All new utilities will be undergrounded, consistent with this
objective, except as required by utility providers. However,
the Applicant will coordinate with the City and utility
providers to place above-ground appurtenances in the least
intrusive locations.

LUT 10.6

Study the locational requirements of utility,
traffic control, and other cabinets and hardware
located in the public rights-of-way to
determine alternative locations for these items
in less obtrusive areas of the street
environment.

The location of utility facilities in the public realm is
designed to minimize intrusion into the street environment
and avoid conflicts with entry monuments and landscaping,
to the greatest extent feasible. Entry monuments proposed
for the project would be subject to the Village 3 Planned
Sign Program. See response to LUT 10.5 regarding
coordinating utility appurtenance locations.

Objective LU
designed and

T 11 - Ensure that buildings and related site improvements for public and private development are well-
compatible with surrounding properties and d

istricts.

LUT 11.1

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

The project maintains and is sensitive to the design
elements of Main Street and Heritage Road through the
provisions of 20-foot landscape buffers adjacent to the
development areas. In addition, the 100-foot Preserve Edge
is provided adjacent to MSCP Preserve areas to buffer
development from the adjacent Preserve.

LUT 11.2

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

The Village 3 SPA Plan Amendment and Planned
Community District Regulations as well as Landscape and
Residential Design Guidelines in the Village 3 Design Plan
and Village 3 Master Precise Plan (amended) provide
guidance for the development of high-quality architecture,
landscape, and street improvements.

LUT 114

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

Architecture will be consistent with the existing Village 3
agrarian architectural theme and will include a variety of
distinct and unique combinations of elevations and colors
designed by respected and creative architects and design
professionals.

LUT 115

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

The project is subject to the City’s Design Review process.

Objective LU

T 16 - Integrate land use and transportation pl

anning and related facilities.

LUT 16.1

Promote the development of well-planned
communities that will tend to be self-
supportive and, thus, reduce the length of
vehicular trips, reduce dependency on the
automobile, and encourage the use of other
modes of travel.

Consistent with General Plan Policy LUT 16.1, Village 3
contains a mixed use center comprised of 272 higher
density rental apartment homes, 20,000 square feet of
commercial retail space and a 10,000 square foot CPF
building, providing opportunities  for  shopping,
entertainment, jobs, childcare and entertainment to Village
3residents. Inaddition, the village core includes 392 multi-
family and courtyard homes, an elementary school site, a
public park and a private recreation center, providing
recreational opportunties within % mile of all Village 3

Page 9




GENERAL PLAN ELEMENT OBJECTIVE/POLICY

SPA AMENDMENT CONSISTENCY RESPONSE

residents. The Project would add 224 multi-family homes
to the village core area, within walking distance of Village
3 amenities. The project also includes 194 multi-family
homes south of Main Street. Access to Village 3 amentities
is provided via the Chula Vista Regional Trail along Main
Street and Heritage Road, and the Village Trail at the
southeast corner of Village 3.

Transit stops and planned adjacent to the Village 3 core area
and at the intersection of Main Street and Heritage Road,
providing Village 3 residents and employees access to
public transportation.

LUT 16.2 Ensure that new development and community | See response to LUT 16.1
activity centers have adequate transportation
and pedestrian facilities.
LUT 16.3 Provide direct and convenient access to public | The project includes the Chula Vista Regional Trail and

transit stops within residential, commercial,
and industrial areas.

bike lanes along Heritage Road and Main Street as well as
the MTS transit stop located on Heritage Road adjacent to
the Village Core and at the intersection of Heritage Road
and Main Street. (Refer to Exhibit 1, Aerial Context
Exhibit).

Objective LU

T 17 - Plan and coordinate development to be compatible and supportive of planned transit.

LUT 17.1 Designate sufficient land at appropriate | The project is not a transit-oriented development. However,
densities to support planned transit and require | the Metropolitan Transit System has included planned local
that development be transit-oriented, as | bus stops and bus rapid transit stops serving Village 3.
appropriate to its proximity to transit facilities.

LUT 174 Require developers to consult and coordinate | The Applicant coordinated with SANDAG and the City to

with SANDAG and the City to ensure that
development is compatible with and supports
the planned implementation of public transit.

provide for planned future local bus and bus rapid transit
stops within Village 3.

Objective LUT 18 - Reduce traffic demand through Transportation Demand Management (TDM) strategies,

increased use

of transit, bicycles, walking, and other trip reduction measures.

LUT 18.1 Support and encourage the use of public transit. | See response to LUT 17.1 and LUT 17.4 above.

The project also provides direct connections to the Chula
Vista Regional Trail and bike lanes along Heritage Road
and Main Street.

LUT 18.2 Provide an efficient and effective paratransit | This is the responsibility of MTS, the public transit service
service for elderly and handicapped persons | provider. See Exhibit 1, Aerial Context Exhibit for planned
unable to use conventional transit service. locations of MTS local bus and BRT stops.

LUT 18.3 Provide and enhance all feasible alternatives to | The project is located to take advantage of transit, walking

the automobile, such as bicycling and walking,
and encourage public transit ridership on
existing and future transit routes.

and cycling to reduce vehicular trips. The internal public
streets are designed to provide an enhanced pedestrian
experience along the entry, promenande and residential
streets where landscape parkways separate the pedestrian
from the parking/travel lanes. In addition, the project
provides direct connections to the Chula Vista Regional
Trail and bike lanes along Heritage Road and Main Street.

The MTS local bus stop is planned adjacent to the village
core on Heritage Road and local bus and BRT stops are
planned at the intersection of Heritage Road and Main
Street (Refer to Exhibit 1, Aerial Context Exhibit).
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LUT 18.4 Use master planning techniques in new | The project provides direct connections to the Chula Vista
development and redevelopment projects to | Regional Trail and bike lanes along Heritage Road and
enable effective use of public transit. Main Street. Fully signalized intersections are located

along Main Street and Heritage Road to enable safe
pedestrian crossings.

Also see response to LUT 18.3 above.

LUT 185 Implement TDM strategies, such as carpooling, | The University Villages Traffic Impact Analysis prepared
vanpooling, and flexible work hours that | inconjunction with the Final EIR included a Transportation
encourage alternatives to driving alone during | Demand Management Program that included the folowing
peak periods. measures (FEIR, 5.3 Transportation, Circulation, and Acces
(Pages 5.3-175 to 175).

The Project Applicant shall incorporate the following
measures as part of the project design and development,
consistent with the identified triggers, to the satisfaction of
the Development Services Director:

e Implement pedestrian circulation improvements to
improve the internal pedestrian circulation and
encourage the usage of public transportation
(concurrent with the approval of improvement plans
for each village).

e Implement bicycle circulation improvements to
improve internal bicycle circulation and encourage the
use of bicycles (concurrent with the approval of
improvement plans for each village).

e Participate in car sharing and bike sharing programs
through HOA noticing, should such programs become
available.

e Promote Carpool/VVanpool programs by providing
preferential parking for carpools and vanpools
(concurrent with the approval os site plans for each
village core).

e Promote available websites proving transportation
options for residents and businesses (concurrent with
issuance of certificate of occupancy).

e Create and distribute “new resident” information
packet addressing alternative modes of transportation
(concurrent with issuance of certificate of occupancy).

e  Promote programs to encourage workplace peak hour
trip reduction, including staggered work hours,
regional ride-matching services, and telecommuting
(concurrent with issuance of certificate of occupancy).

e Orient buildings to the main street or activity area,
such that they are not separated from the street by bast
parking areas or fences, thereby encouragning
pedestrian traffic (concurrent with approval of site
plans for each village core).

e Where transit is available on-site, participate in
providing the necessary transit facilities, such as bus
pads, shelters, signs, lighting and trash receptacles
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(concurrent with the approval of improvement plans
for each village).

Coordinate with MTS as to the future siting of transit
stops/stations within the project site (concurrent with
the approval of approval plans and/or site plans for
each village).

TDM measures described in bullets 1, 2, 8, 9 and 10 were
implemented as part of the Village 3 design and
development across the entire Village 3 site. TDM measure
(bullet 3) may be implemented if a car or bike share
program becomes available in the future. TDM measures
described in bullets 4 and 7 to be implemented within the
Escaya Business Park and measures described in bullets 5
and 6 are implemented through the Master HOA
Community Management firm through email blasts and the
Escaya resident Ap. When transit service is available, all
residents will be notified through the HOA communication
tools.

LUT 18.6

Encourage employer-based TDM strategies,
such as: employee transportation allowances;
preferential parking for rideshare vehicles;
workplace-based carpool programs; and shuttle
services.

See response to LUT 18.5 above.

LUT 18.7

Support the location of private “telework”
centers.

See response to LUT 18.5 above.

LUT 18.8

Encourage establishment of park-and-ride
facilities near or at transit stations, as
appropriate to the area's character and
surrounding land uses.

See response to LUT 18.5 above

Objective LU

T 20 - Make transit-friendly roads a top consideration in land use and development design.

LUT 20.1

Incorporate transit-friendly and pedestrian-
friendly elements into roadway design
standards, such as signal priority for transit and
adequate sidewalk widths for pedestrians.

MTS has planned local bus and BRT routes planned within
Heritage Road and Main Street. The roadways are designed
consistent with City of Chula Vista standards and can
accommodate local transit service. In addition, the project
includes a network of internal sidewalks, pathways and a
pedestrian paseo that connects to the Chula Vista Regional
Trail and bike lanes located adjacent to Heritage Road and
Main Street.

Objective LUT 23 - Promote the use of non-polluting and
bicycle and pedestrian paths and trails that are safe, attractive and convenient forms of transportation.

renewable alternatives for mobility through a system of

LUT 23.1

Encourage the use of bicycles and walking as
alternatives to driving

The project provides a pedestrian network that provides
multiple connections to Chula Vista Regional Trail and bike
lanes along Heritage Road and Main Street. In addition,
industrial and commercial land uses are required to provide
bicycle facilities consistent with CalGreen standards. See
response to LUT-18.3 above.

LUT 23.2

Foster the development of a system of inter-
connecting bicycle routes throughout the City
and region.

The project provides a system of pedestrian walkways and
paseos connecting to the Chula Vista Regional Trail and
bike lanes along Heritage Road and Main Street, which
connects to the City’s network of bike lanes.

LUT 23.3

Preserve, restore, or provide the opportunity

for a cyclist to ride a bicycle to virtually any

See reponse to LUT 23.2 above
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chosen destination, in order to make the bicycle
a viable transportation alternative.

LUT 23.4

Link major residential areas with principal trip
destinations, such as schools; parks;
community centers; and shopping centers.

Village 3 incorporates an internal network of streets,
walkways, pathways, a paseo and trails which provide
multiple routes to the Village 3 core area where residential
can access the elementary school, public park, private
recreation center as well as the commercial/retail center and
CPF use. In addition, the internal network connects to the
Chula Vista Regional Trail along Heritage Road and Main
Street, providing linkages to other residential and public
uses surrounding the project.

See Figure 1, Aerial Context for details regarding
pedestrian/bicycle routes connecting the residential
neighborhoods south of Main Street to the village core
(elementary school, neighborhood park, community
recreation area, mixed use retail/commercial uses).

LUT 235

Provide linkages between bicycle facilities that
utilize circulation element alignments and open
space corridors.

The project connects to the Class 2 bike lanes along
Heritage Road and Main Street. The project also includes
portions of the Chula Vista Greenbelt Trail located in the
Otay River Valley. Linkages from Village 3 to the
Greenbelt Trail are also planned.

LUT 23.6

In addition to using open space corridors, off-
street bicycle trails should use flood control
and utility easements. The trails shall be
designed to minimize interaction with
automobile cross traffic.

The Project does not include any of the features described
in LUT 23.6. However, the Project provides access to the
bike lanes along Heritage Road and Main Street that are
designated “Cycle Track (Class IV)” in the City’s Active
Transportation Plan. This Plan includes both on- and off-
street trails.

LUT 23.7

Provide bicycle support facilities at all major
bicycle usage locations.

The Project does not include a “major bicycle usage
location;” however, the Project will include bicycle storage
at the business park and commercial/retail uses. All homes
within the Project will include 2-car garages which could
also be utilized by homeowners for bicycle storage.

LUT 23.10

Promote the system of trails envisioned within
the Chula Vista Greenbelt.

The project portions of the Chula Vista Greenbelt Trail
system located within the Otay River Valley.

LUT 23.11

Implement recommendations of the City's
Bikeway Master Plan and Greenbelt Master
Plan.

See response to LUT 23.6 above regarding the City’s Active
Transportation Plan. The Project connections to the
existing Chula Vista Regional Trail, as recommended by
the City’s Greenbelt Master Plan and includes portions of
the Chula Vista Greenbelt Trail within the Otay River
Valley. These facilities link the Project to the City-wide
system of trails and bike facilities.

LUT 23.12

Provide opportunities for use of personal
mobility devices.

The walkways and paseo planned within the Project are
adequately sized to accommodate personal mobility
devices.

LUT 23.13

New overpasses and interchanges should be
designed to accommodate bicycles and
pedestrians.

No new overpasses, interchanges or pedestrian bridges are
planned for the project. However, the Project will
contribute its fair share through the payment of the Eastern
TDIF to fund transportation facilities included in the TDIF
program, which may include both pedestrian and bicycle
facilities.

LUT 23.14

Require new development projects to provide
internal bikeway systems with connections to
the citywide bicycle networks.

Bicycles share the travel lanes with automobiles on the
internal streets (Class 3 Bike Routes), which have very low
traffic volumes. Class 2 Bike Lanes are provided along
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Heritage Road and Main Street, which are included in the
City’s Planned Bicycle Network as depicted in the Chula
Vista Active Transportation Plan.

Objective LU

T 61 - Create balanced communities that can provide a high quality of life for residents.

LUT 61.1

Adhere to the regulations established
existing GDPs and SPAs.

in

The project includes a proposal to amend both the Otay
Ranch GDP and the Village 3 North and a Portion of Village
3 SPA Plan to address the proposed land use changes for
three parcels. Therefore, the project is not currently
consistent with the regulations established in the existing
GDPs and SPAs. Upon project approval by the City
Council, the project would adhere to the amended GDP and
SPA and meet the intent of LUT 61.1.

The Applicant entered into amended Development
Agreements which provide the City with an opportunity to
facilitate economic growth by the Applicant providing
$4.0M to be utilized by the City to support the development
of UID Qualified Uses. This funding provides a catalyst for
development that could generate high-quality jobs in
locations currently suitable for construction.

LUT 61.2

a healthy environment.

Future SPAs shall focus on creating a vibrant
sense of community, a vigorous economy, and

Village 3 is designed (and constructed) to create a vibrant
sense of community and healthy environment. The
community includes a village core comprised of multi-
family residenital homes, a mixed use project with 20,000
square feet of neighborhood-serving commercial/retail
uses, a 10,000 square foot CPF building, a private recreation
facility. a neighborhood park and elementary school. The
private recreation facility and community activites are
focused on wellness and healthy lifestyles. Village 3
includes an integrated system of trails and pathways that
will connect to the City’s trail network and the community
is located adjacent to hundreds of acres of preserved open
space.

The Village 3 Fiscal Impact Analysis prepared for the
Project (Village 3 Amendment — Fiscal Impact Analysis,
DPFG, October 5, 2020 — See Attachment A) demonstrates
that the Project complies with LUT 1.6 and CVMC Section
19.09.040.H.3 in that it produces net positive revenue to the
City of Chula Vista over the 20-year timeframe. The fiscal
update model assumed full build out of all 1,638 residential
and commercial and industrial land uses. requirements of
CVMC 19.09.040 and estimate that the Proposed Project
will generate a net annual fiscal surplus in years 1 — 20
ranging from $602,744 to $1,208,682 per year and a
cumulative net fiscal surplus over the first 20 years of
approximately $17,427,955.

This fiscal surplus supports ongoing funding for municipal
services, ensuring a safe and healthy community. The
additional residents generated from the Project will support
local business and invigorate the local economy.

Also see Response to LUT 1.1 above.
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LUT 61.3 Require all future community identification | All signs and monuments within the project must comply
signs and monuments to recognize | with the approved Village 3 Planned Sign Program.
communities as part of the City of Chula Vista.

Objective LUT 62 - Require development to consider and plan for careful use of natural and man-made resources and

services, and maximize opportunities for conservation while minimizing waste.

LUT 62.1 Require developments within the East Planning | The Project includes approximately187 acres designated

Area to provide resource management plans for
water; air quality; recycling; solid waste
management; and energy.

MSCP Open Space Preserve in the City’s MSCP Plan. The
Village 3 development area is consistent with the Chula
Vista General Plan, Otay Ranch General Development and
Resource Management Plan. The project is required to
comply with the requirements included the the air quality
improvement plan, water conservation plan and energy
conservation plan prepared for the project. In addition, the
project will comply with all City of Chula Vista
conservation  recycling and waste  management
requirements.

Objective LU

T 63 - Provide efficient multi-modal access and

connections to and between activity centers.

LUT 63.1

Provide roads, transit service, bike routes, and
pedestrian pathways that connect activity
centers to their surrounding neighborhoods,
adjacent villages, and each other, such that
access is safe and convenient for residents and
visitors.

The project is consistent with the Chula Vista General Plan
and Otay Ranch GDP policies, as it provides connections to
existing roads, bike lanes and trails. See Exhibit 1, Aerial
Context Exhibit for the distance to surrounding public
parks, public schools, retail centers, bus stops and adjacent
neighborhoods.

Objective LU

T 69 - Create and maintain unique, stable, an

guide development activities

d well-designed communities that are master planned to

LUT 69.1

The policies and regulations within GDP and
SPA Plans that are specific to each community
shall continue to guide the completion of
development activities

Village 3 Planned Community Regulations and design
guidelines will guide development quality and character.

Objective LU

T 73 - Promote alternative modes of transportation, which are intended to encourage a healthy lifestyle

and reduce reliance on the automobile, and support the viability of transit through land use distribution and design.

LUT 73.1

Provide for walking and biking on streets
designed to link neighborhoods, activity
centers, and community destinations.

The project provides an internal network of pedestrian
walkways and paseos and also connects to the existing
Chula Vista Regional Trail and bike lanes along Heritage
Road and Main Street.

See Exhibit 1, Aerial Context Exhibit for the relationships
between the Project and surrounding neighborhoods,
activity centers and destinations.

Objective LU

south San Diego County region.

T 74 - Accommodate land uses that diversify the economic base within Otay Ranch and the surrounding

LUT 74.1

Provide sufficient land and infrastructure to
accommodate commercial and industrial uses.

The Market Analysis estimated that the City would need
approximately 118 to 239 acres of industrially zoned land
to meet the calculated demand for 1.9 million to 3.8 million
square feet of industrial space in Chula Vista by 2050. The
Market Analysis concluded that, if the proposed project is
approved, between 190 and 311 net acres of land zoned for
industrial use are likely to remain within Chula Vista.

The Market Analysis estimated that there is a demand for
1.4M to 2.3M square feet of new office space in Chula Vista
by 2050, requiring 94 to 145 acres of land. Chula Vista
currently has enough land to accommodate the projected
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office demand with a surplus of 381 to 653 acres of vacant
of office-accommaodating land remaining after 2050, using
a conservative assumption of the future office development
density.

The University Innovation District/Regional Technology
Park SPA Plan provides for development of approximately
10.1M square feet of university and regional technologies
uses, while the Eastern Urban Center SPA Plan provides for
development  of  approximately 3.8M  sf  of
commercial/mixed use development on 75.9 acres.

The City is interested in facilitating the creation of high-
quality jobs and economic growth within the City by
providing opportunities that target and attract industries and
businesses that contribute to diversification and
stabilization of the local economy. Facilitating such
economic growth by encouraging the development of
spaces that can be used by high technology and
manufacturing businesses within the SR-125 corridor or
academic, institutional, and innovation-related businesses
within the University Innovation District is a potential
solution. The construction of such spaces would provide a
catalyst for development that could generate high-quality
jobs in locations currently suitable for construction.

The Applicant entered into amended Development
Agreements with the City which provides an opportunity to
facilitate economic growth by providing $4M to be used by
the City to develop academic, institutional, and innovation-
related businesses within the University Innovation District.

Also see Response to LUT 1.1 above.

LUT 74.2 Promote additional business and higher paid | The Applicant entered into amended Development
employment opportunities for residents of | Agreements with the City which provides an opportunity to
Chula Vista. facilitate economic growth by providing $4M to be used by
the City to develop academic, institutional, and innovation-
related businesses within the University Innovation
District. The public benefits derived from implementation of
the Development Agreements will advance the interests and
meet the needs of Chula Vista’s residents and visitors to a
significantly greater extent than the vacant land under the
current entitlements and absent the Development
Agreements.

The City will promote the creation of additional and higher
paid employment opportunities for residents of Chula Vista
consistent with General Plan Policy LUT 74.2

Objective LUT 79 - Establish appropriate land uses adjacent to the Otay Landfill and Wolf Canyon that reflect the
unique land use and landform characteristics of these areas.

LUT 79.5 Limit land uses adjacent to Otay Landfill to | The project includes a proposal to rezone a site currently
open space and limited industrial uses or | designated “Professional & Office” located proximate to
business parks. the Otay Landfill. The Applicant’s consultant, Dudek,

prepared the “Health Risk Assessment Report for the Otay
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Ranch Village 3 North Project, City of Chula Vista, October
2020” (HRA). The purpose of HRA was to determine the
potential cancer risk and non-cancer health impacts to
future sensitive residential receptors within the project due
to toxic air contaminant emissions generated by operation
of the Otay Landfill (Landfill). Air dispersion modeling and
health risk calculations were conducte using the American
Meteorological Society/Enviornmental Protection Agency
Regulatory Model (AERMOD) Version 19191 and the
Hotspots Analysis and Reporting Program Version 2
(HARP2). The HRA was performed to estimate the
Maximum Individual Cancer Risk, the Chronic Hazard
Index and the Acute Hazard Index for the residential
receptors as a result of emissions impacts from Otay
Landfill operations.

The Landfill-generated TAC emissions are estimated to
result in a potential risk at the maximally exposed
residential receptor of 7.19 in 1 million (below the CEQA
threshold of 10 in 1 million), potential chronic health risk
of 0.097, and potential acute health risk of 0.055.
Futhermore, following closure of the Landfill in 2030, the
cancer risk impact, chronic health risk and acute health risk
from Landfill fugutive and flare emissions would be
reduced to 4.00 in 1 million.

The HRA concluded that “potential health risk at future
residential receptors from the Landfill would result in
potential cancer health risk less than the applicable San
Diego Air Pollution Control District (SDAPCD) threshold.
Chronic health risk and acute health risk from the Landfill
would not exceed he applicable SDAPCD thresholds.
Further, following closure of the Otay Landfill in 2030, the
cancer risk impact for the Landfill would be reduced to 6.61
in 1 million and the chronic health risk and acute health risk
would also be further reduced.”

In addition, on April 26, 2020, the Otay Landfill submitted
an application (proposed Otay Landfill Compostable
Materials Handling Facility, Permit #37-AA-0984) for the
addition of up to 200 tons per day of agricultural and food
waste at the organics composting operation within the
existing footprint of the Otay Landfill, which represents a
2.5% increase in volume allowed to be processed onsite.
Based upon the applicant’s environmental analysis (CEQA
Addendum #2, dated September 12, 2019, PDS2019-MUP-
76-046W2M3; ER76-18-026B; and CEQA document,
dated October 29, 2020 SCH#96091009-6) there is a
decrease in TAC emissions, specifically ammonia
emissions, and no change in vehicular emissions; therefore,
the proposed composting operation would most likely
reduce health risk impacts as compared to the existing
operation. Furthermore, the composting technology would
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implement a Covered Aeriated Static Pile composting
system with a GORE™ Cover. The composting technology
would reduce volatile organic compound and ammonia
emissions by 80% or more and divert methane-forming
organics away from landfill disposal. In addition, the
composting operation would divert up to 100 tons per day
of oxidation of organic matter away from landfill disposal,
resulting in lower TAC emissions and odors generated
onsite as compared to the existing operation.

Also see Response to LUT 1.1 above

Objective LUT 92 - Establish a high-quality business park that is oriented to accommodates high technology businesses
conducting research and light industrial/manufacturing activities that provide job opportunities for residents of Otay
Ranch, Chula Vista, and the greater south San Diego County region.

LUT 92.1

Promote research and development uses
associated with light manufacturing businesses
by adopting GDP and SPA level policies and
Planned Community District regulations that
provide regulations and standards that
encourage the locating of high technology uses
and industries.

See Responses to LUT 1.1 and LUT-74.1 above.

LUT 92.3

Allow ancillary professional office and limited
service businesses as secondary uses where
such uses are necessary to support the primary
research and development and light
manufacturing uses. These secondary uses
should not compete with the EUC and
adjoining areas that are intended as the
preferred location for these support uses.

See Responsesto LUT 1.1 and LUT-74.1 above.

Objective LUT 93 - Provide opportunities to develop new research institutions, industries, and businesses that

capitalize upon the intellectual capital and research activitie

s of the university.

LUT 93.1

Proactively attract the development of
incubator industries and research institutions
that may be induced by the presence of a
university campus.

See Responses to LUT 1.1 and LUT-74 above.

ECONOMIC DEVELOPMENT

Objective ED 1 - Provide a diverse economic base for the City of Chula Vista.

ED12

Provide sufficient tracts of land at a variety of
sizes available for industrial and commercial
uses in order to provide a stable economic base.

The Market Analysis estimated that the City would need
approximately 118 to 239 acres of industrially zoned land
to meet the calculated demand for 1.9 million to 3.8 million
square feet of industrial space in Chula Vista by 2050. The
Market Analysis concluded that, if the proposed project is
approved, between 190 and 311 net acres of land zoned for
industrial use are likely to remain within Chula Vista.

The Market Analysis estimated that there is a demand for
1.4M to 2.3M square feet of new office space in Chula Vista
by 2050, requiring 94 to 145 acres of land. Chula Vista
currently has enough land to accommodate the projected
office demand with a surplus of 381 to 653 acres of vacant

of office-accommodating land remaining after 2050, using
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a conservative assumption of the future office development
density.

The University Innovation District/Regional Technology
Park SPA Plan provides for development of approximately
10.1M square feet of university and regional technologies
uses, while the Eastern Urban Center SPA Plan provides for
development  of  approximately 3.8M sf  of
commercial/mixed use development on 75.9 acres.

The City is interested in facilitating the creation of high-
quality jobs and economic growth within the City by
providing opportunities that target and attract industries and
businesses that contribute to diversification and
stabilization of the local economy. Facilitating such
economic growth by encouraging the development of
spaces that can be used by high technology and
manufacturing businesses within the SR-125 corridor or
academic, institutional, and innovation-related businesses
within the University Innovation District is a potential
solution. The construction of such spaces would provide a
catalyst for development that could generate high-quality
jobs in locations currently suitable for construction.

The Applicant entered into amended Development
Agreements with the City which provides an opportunity to
facilitate economic growth by providing $4M to be used by
the City to develop academic, institutional, and innovation-
related businesses within the University Innovation District.

Also see Response to LUT 1.1 above.

ED 1.3

Encourage the preservation and expansion of
existing industrial uses in areas designated as
industrial.

See Responses to LUT 1.1 and ED 1.2 above.

ED1.4

Increase the supply of land for non-retail
employment through the designation of land to
accommodate a regional technology park; a
future business park; industrial or business
park space; and development of a university
campus.

See Response to LUT 1.1 and ED 1.2 above.

ED 15

Consider fiscal impact implications of General
Plan amendments that propose changes to
industrial and commercial lands.

A fiscal impact analysis prepared for the project
demonstrates that the project results in net positive revenue
to the City’s General Fund. See Responses to LUT 1.1 and
ED 1.2 above.

Objective ED

2 - Maintain a variety of job and housing opportunities to improve Chula Vista's jobs/housing balance.

ED 2.2

Facilitate increased employment densities near
transit stations and routes.

Employment generating land uses are provided within the
Village 3 Business Park, which provides 29.3 acres
designated for Research and Limited Industrial uses. MTS
has a planned local bus stop adjacent to the business park
and an additional local bus stop and BRT stop at the
intersection of Heritage Road and Main Street. Also see
Response to LUT 1.1 above.
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ED 2.3

Pursue a diverse supply of housing types and
costs, as well as a diverse supply of jobs with
varying income potential, to balance local job
and housing opportunities

The project provides for-sale and rental multi-family
housing in a range of bedroom typologies for singles,
couples and families.  The Balanced Communities
Affordable Housing Agreement (Otay Ranch Village 3)
(Doc # 2016-0700046) was recorded against the entire
Village 3 North area on December 21, 2016. This
agreement anticipated the construction of 1,265 of the 1,597
units authorized in the 2016 Village 3 North SPA Plan and
calculated the affordable housing obligation as 64 low
income units and 63 moderate income units. Per the
Agreement, 30 moderate income units were provided within
the Village 3 Mixed-Use site, with the balance (64 low
income units and 33 moderate income units) transferred to
Village 8 pursuant to the Affordable Housing Transfer
Agreement (Doc # 2016-0700047).

As discussed above, the total authorized units within
Village 3 would increase to 1,638 units and a portion of the
affordable housing obligation has been satisfied within
Village 3 and Village 8 West. The remaining obligation is
calculated based on the incremental increase in authorized
units per the recorded agreements (1,638 — 1,265 = 373
units). The remaining Village 3 affordable housing
obligation would be up to 19 low income units and 19
moderate income units. The Applicant shall be required to
enter to an amended Balanced Communities Affordable
Housing Agreement (Otay Ranch Village 3) to address this
remaining Village 3 affordable housing obligation prior to
issuance of a final map for Parcels R-6, R-19 or R-20,
whichever map comes first.

Objective ED

4 - Become a center for applied technology innovation

ED 4.1

Publicize the economic and social benefits of
industry, emphasizing the health of the Chula
Vista economy, the “high-tech” dimensions of
industry, and the community value of well-
paying, high-benefit industrial employment.

The responsibility to meet the intent of ED 4.1 lies with the
City of Chula Vista. However, the Applicant entered into
amended Development Agreements with the City of Chula
Vista which includes the payment of $4M to be utilized by
the City of Chula Vista to meet the intent of ED 4.1. Also,
see Responses to LUT 1.1 and ED 2.1 above.

ED 4.2 Maintain land sufficient for the long-term | The project does not impact the City’s ability to maintain
location of an approximately 85-acre Regional | the land designated in the University Innovation
Technology Park in eastern Chula Vista. District/Regional Technology Park (UID/RTP) SPA Plan.
Through provisions of the Development Agreements, the
Applicant enhances the feasibility of constructing office
uses within the UID/RTP.
Also see Response to LUT 1.1 above.
ED 4.4 Continue to recruit and promote the | As the owner of the site identified for a future University,

establishment of a university campus, as well
as research and development facilities that
promote technology.

the City may continue to recruit and promote the
establishment of a university campus and regional
technology park. The payment of $4M for to the City
enhances the City’s efforts. See response to ED 2.1 above.

Objective ED 7 - Develop a strong land use and transportation link between the downtown urban core, bayfront,
southwestern, and eastern areas of the City to support economic development throughout.
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ED 74

Develop activities in eastern Chula Vista that
will attract residents citywide.

Through the payment of PAD fees, construction of the
neighborhood park in Village 3 and dedication of parkland
within the community park, the project creates active public
areas and improvements that will attract citywide residents.

ENVIRONMENTAL

Objective E 1 - Conserve Chula Vista’s sensitive biological resources.

E1l1

Implement the Chula Vista MSCP Subarea
Plan.

The Village 3 SPA Plan designates 187 acres of MSCP open
space within the project site which will be conveyed to the
Otay Ranch Preserve Owner/Manager for permanent
preservation and management, consistent with the Chula
Vista MSCP Subarea Plan.

Objective E2

- Protect and improve water quality within surface water bodies and groundwater resources within and
downstream of Chula Vista.

E2.4 Ensure compliance with current federal and | Water quality studies prepared for the project comply with
state water quality regulations, including the | the respective City, federal and state regulations.
implementation  of applicable NPDES
requirements and the City's Pollution
Prevention Policy.

E25 Encourage and facilitate construction and land | The project is designed with water quality/hydro-

development techniques that minimize water
quality impacts from urban development.

modification basins that mitigation impacts to water quality
to be less than significant.

Objective E 3

- Minimize the impacts of growth and development on water supply resources through the efficient use
and conservation of water by residents, businesses, and City

government.

E3.2 Promote the use of low water demand | The project utilizes water conserving fixtures and low
landscaping and drought tolerant plant | water/drought tolerant landscaping.
materials in  both existing and new
development.

E 3.3 Where safe and feasible, promote and facilitate | The Overview of Water Service prepared for the Project

the continued use of recycled water in new
developments, and explore opportunities for
the use of recycled water in redevelopment
projects.

analyzed the facilities required and the demand for recycled
water needed to serve the Project. The report estimated that
Village 3 would utilize approximately 162,918 gallon of
recycled water per day to irrigate open space, open space
slope, park, industrial, CPF and industrial areas. The
Project design incorporates the infrastructure to serve the
Project with recycled water

Objective E 6 - Improve local air quality by minimizing the production and emission of air pollutants and toxic air
contaminants and limit the exposure of people to such pollutants.

E6.1 Encourage compact development featuring a | The Project is designed to cluster residential land uses
mix of uses that locate residential areas within | within the development area identified in the adopted Otay
reasonable walking distance to jobs, services, | Ranch GDP, meeting the intent of implementing compact
and transit. development. The Village 3 Core area includes land uses

that provide both jobs and services within walking distance
of local residents.

E 6.2 Promote and facilitate transit system | The Project is served by planned local bus stops adjacent to

improvements in order to increase transit use
and reduce dependency on the automobile.

the village core/industrial area along Heritage Road, as well
as at the intersection of Main Street and Heritage Road..
The Project includes the TDM measures described in the
response to LUT 18.5 above. These TDM measures are
designed to increase transit use and reduce dependency on
the automobile
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E 6.10

The siting of new sensitive receptors within
500 feet of highways resulting from
development or redevelopment projects shall
require the preparation of a health risk
assessment as part of the CEQA review of the
project. Attendant health risks identified in the
Health Risk Assessment (HRA) shall be
feasibly mitigated to the maximum extent
practicable, in accordance with CEQA, in order
to help ensure that applicable federal and state
standards are not exceeded.

The Project is not within 500 feet of a highway; therefore,
a health risk assessment is not needed to assess impacts
associated with a highway. However, a Health Risk
Assessment was prepared for the project based on proximity
to the Otay Landfill. See response to LUT 79.5 above.

Objective E 7
non-fossil fue

- Promote energy conservation through the eff
I-based renewable sources of energy.

icient use of energy and through the development of local,

E71

Promote development of regulations and
building design standards that maximize
energy efficiency through appropriate site and
building design and through the use of energy-
efficient materials, equipment, and appliances.

The project will comply with the latest Title 24 Energy
requirements.

Objective E 8

- Minimize the amount of solid waste generated within the General Plan area that requires landfill

disposal.

E8.1 Promote efforts to reduce waste, minimize the | The Project will comply with all City of Chula Recycling
need for additional landfills, and provide | requirements and recycling will be incorporated into all
economically and environmentally sound | components of the project. As discussed in the Air
resource recovery, management, and disposal | Quality/Green House Gas Emission Analysis and
facilities. associated HRA prepared for the Project, the Otay Landfill

is anticipated to close in 2030. Beyond providing for the
recycling of waste to reduce waste and minimize the need
for additional landfills, the Applicant is not responsible for
development of economically, environmental sound
resource recovery, management, and disposal facilities.
This is a regional issue to be addressed by multi
jurisdictions and is beyond the Applicant’s control

E 8.3 Implement source reduction strategies, | Recycling will be incorporated into all components of the
including curbside recycling, use of small | project.
collection facilities for recycling, and
composting

Objective E 10 - Protect important paleontological resources and support and encourage public education and

awareness of

such resources.

E 10.1

Continue to assess and mitigate the potential
impacts of private development and public
facilities and infrastructure to paleontological
resources in accordance with the CEQA.

A Cultural/Paleontological Technical Memorandum was
prepared for the project. The Project must comply with
mitigation measures related to paleontological resources in
the 2014 FEIR, in accordance with the CEQA.

Objective E 1

4 - Minimize the risk of injury, loss of life, and

property damage associated with geologic hazards.

E14.1 To the maximum extent practicable, protect | Geotechnical Update Reports were prepared for the project.
against injury, loss of life, and major property | The project will be designed in compliance with the latest
damage through engineering analyses of | subdivision and building codes.
potential  seismic  hazards, appropriate
engineering design, and the stringent
enforcement of all applicable regulations and
standards.

E14.2 Prohibit the subdivision, grading, or | Geotechnical Update Reports were prepared by GEOCON,

development of lands subject to potential
geologic hazards in the absence of adequate
evidence demonstrating that such development

Inc. for the Project and determined that the Project is not
located in an area of geological hazards and is suitable for

development.
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would not be adversely affected by such
hazards and would not adversely affect
surrounding properties.

E 14.3

Require site-specific geotechnical
investigations for proposals within areas
subject to potential geologic hazards; and
ensure implementation of all measures deemed
necessary by the City Engineer and/or Building
Official to avoid or adequately mitigate such
hazards.

Geotechnical Update Reports were prepared by GEOCON,
Inc. for the Project and determined that the Project is not
located in an area of geological hazards and is suitable for
development.

Objective E 1

5 - Minimize the risk of injury and property damage associated with flood hazards.

E 151

Prohibit proposals to subdivide, grade, or
develop lands that are subject to potential flood
hazards, unless adequate evidence is provided
that demonstrates that such proposals would
not be adversely affected by potential flood
hazards and that such proposals would not
adversely affect surrounding properties.
Require site-specific hydrological
investigations for proposals within areas
subject to potential flood hazards; and
implement all measures deemed necessary by
the City Engineer to avoid or adequately
mitigate potential flood hazards.

The Drainage Study for Otay Ranch Village 3,
Neighborhoods R-6 and R-20 was prepared by Hunsaker &
Associates.  The study analyzed the pre- and post-
development flows and demonstrates that runoff generated
by the Project will not exceed pre-project peak flow rates,
and runoff velocities will be dissipated by rock rip rap at
storm drain outfalls. The Project has been designed to
honor pre-project watershed basins and outfall locations.
Considering the limitations which result from Subdivision
layout and design, minor exchanges in watershed areas
occur but are minimized to the maximum extent practicable.
Since the project site is located outside any FEMA
floodplain zones, there is no requirement for a Letter of
Map Revision. The Study shows there is no adverse impact
from the proposed development after the attenuation
because there is reduction in flows.

Objective E19 - Maintain the ability to establish hazardous waste storage, collection, treatment, disposal, and transfer
facilities to serve the needs of Chula Vista industry and businesses within appropriate locations of the City, while
ensuring adequate protection of the community.

E19.1

e A Health Risk Assessment as described in
the Chula Vista Zoning Code

o  All facilities shall be a minimum 1,000
feet from any residential zone; residence;
school; hospital; hotel; motel; or other
similar land use.

See response to LUT 79.5 above.

Objective E 21 - Protect people from excessive noise through careful land use planning and the incorporation of
appropriate mitigation technigues.

E21.1 Apply the exterior land use-noise compatibility | The Otay Ranch Village Three — Noise Update analysis was
guidelines listed in Table 9-2 of this | prepared by Dudek. The Project will implement the 2014
Environmental Element to new development, | FEIR mitigation measures to ensure compliance with E
where applicable, and in light of project- | 21.1.
specific considerations.

E21.2 Where applicable, the assessment and | The Project will comply with the requirements of the
mitigation of interior noise levels shall adhere | building code to reduce interior noise levels to 45db or
to the applicable requirements of the California | lower.

Building Code with local amendments and
other applicable established City standards.
E21.3 Promote the use of available technologies in | The Project will comply with the requirements of the

building construction to noise

attenuation capacities.

improve

building code to reduce interior noise levels to 45db or
lower.

Objective E 22 - Protect the community from the effects of transportation noise.
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E 223

Employ traffic calming measures, where
appropriate, such as narrow roadways and on-
street parking, in commercial and mixed use
districts.

Village 3 includes traffic calming measures such as
narrowed roadways, on-street parking in the mixed use
parking and throughout the village core, in compliance with
E 22.3.

E 224

Encourage walking; biking; carpooling; use of
public transit; and other alternative modes of
transportation to minimize vehicular use and
associated traffic noise.

Village 3 includes an internal pedestrian network along the
promenade, village entry and residential streets as well as a
paseo feature which provides additional connectivity
between the single family neighborhoods and the village
core. The Village Pathway connects to the Chula Vista
Regional Trail located along Heritge Road and Main Street.
Local bus stops are planned adjacent to the mixed use
village core/industrial park and at the intersection of
Heritage Road and Main Steet. See LUT 18.5 for TDM
measures.

E 225

Require projects to construct appropriate
mitigation measures in order to attenuate
existing and projected traffic noise levels, in
accordance  with  applicable  standards,
including the exterior land use/noise
compatibility guidelines listed in Table 9-2 of
this Environmental Element.

The Otay Ranch Village Three — Noise Update analysis was
prepared by Dudek. The Project will implement the 2014
FEIR mitigation measures to ensure compliance with E
22.5.

Objective 23 - Provide fair treatment for people of all races,

cultures, and income levels with respect to development,

adoption, implementation, and enforcement of environmental laws, regulations, and policies.

E 23.3

Do not site industrial facilities/uses that pose a
significant hazard to human health & safety in
proximity to schools or residential dwellings

Village 3 includes 29.3 acres of industrial uses. Permitted
uses must be consistent with the adopted Village 3 PC
District Regulations. The project does not propose siting
additional industrial facilities/uses.

E 234

Build new schools and residential dwellings
with sufficient separation and buffering from
industrial facilities and uses that pose a
significant hazard to human health and safety.

A Health Risk Assessment was prepared for the project to
address the siting of residential dwelling near the Otay
Landfill. See LUT 79.5 for a summary of the HRA analysis.

GROWTH MANAGEMENT

Objective GM

1 - Concurrent public facilities and services.

GM 1.9

Require that all major development projects
prepare a PFFP that articulates infrastructure
and public facilities requirements and costs and
funding mechanisms.

The Village 3 Supplemental PFFP has been prepared for the
project.

Objective GM

2 - Provide adequate and sustainable fiscal base.

GM2.1

Achieve and maintain a balance of land uses
within the City that assures residential
development is complemented by expanded
local employment opportunities, retail and
commercial services, and recreation and
entertainment venues; and that the City-wide
mix of land uses provides fiscal balance
between those that produce revenues and those
that require public expenditures.

A Fiscal Impact Analysis has been prepared which
demonstrates a net positive fiscal benefit to the City’s
General Fund. See response to ED 1.2 that demonstrates
compliance with GM 2.1.

GM 2.2

Require a fiscal impact analysis to be
conducted for major development projects that
documents the project’s effects upon the City
operating budget over time.

A Fiscal Impact Analysis has been prepared which
demonstrates a net positive fiscal benefit to the City’s
General Fund. See response to ED 1.2 that demonstrates
compliance with GM 2.2.

Objective GM

3 - Create and preserve vital neighborhoods.
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GM 3.3 Assure that all new and infill development | The project is subject to the City’s Development Impact Fee
within  existing urban areas pays its | Program and State requirements to fund educational
proportional share of the cost for urban | facilities.
infrastructure and public facilities required to
maintain the Threshold Standards, as adopted
for its area of impact.

GM 3.8 Encourage the creation of vibrant and varied | The project provides for additional for-sale multi-family

neighborhoods and a diversity of housing
types, including, housing affordable to a range
of income groups, consistent with housing
element objectives.

and rental apartment homes with Village 3. As currently
authorized, Village 3 provides a mix of housing types
including market rate and moderate income rental
apartments, triplex and townhomes, courtyard homes and
traditional single family homes, providing housing
opportunities for a range of income groups, consistent with
GM 3.8 and the City Housing Element objectives.

HOUSING ELEMENT

Objective H 2 - Promote efficient use of water and energy through adopted standards and incentive-based policies to
conserve limited resources and reduce long-term operational costs of housing.

H21 Encourage the efficient use and conservation of | The Project will be subject to the water conservation
water by residents. requirements of the California Building Code and City of

Chula Vista ordinances.
H22 Promote the efficient use of energy. The Project will be subject to the energy conservation

requirements of the California Building Code and City of
Chula Vista ordinances.

Objective H 4 - Minimize impacts on housing choice within

very low-and

each of the four geographic planning areas, especially to

low-income residents, that result from conversion or demolition of rental housing units.

H4.1

Promote an equitable distribution of housing
types (e.g., multi-family rental and owner
occupied housing) based upon identified needs
within the Northwest, Southwest, and East
Planning Areas to provide a range of housing
opportunities for all income levels.

See GM 3.8 above.

Objective H 5 - Encourage the provision of a wide range of

housing choices by location, type of unit, and price level,

in particular the establishment of permanent affordable housing for low-and moderate-income households.

H5.1 Balanced Communities-Affordable Housing: | The project will comply with the City’s Balanced
Require  newly constructed residential | Communities Affordable Housing Policy. The Applicant
developments to provide a portion of their | will enter into a amended Balanced Community Affordable
development affordable to low-and moderate- | Housing Agreement with the City which will address how
income households. the Project meets its affordable housing obligation.

H5.2 Encourage the development of sufficient and | The project will comply with the City’s Balanced

suitable new rental housing opportunities
within each of the City’s four geographic
Planning Areas, particularly for very low-and
low-income households.

Communities Affordable Housing Policy. The Applicant
will enter into an amended Balanced Community
Affordable Housing Agreement with the City which will
address how the Project meets its affordable housing

obligation.

Objective H 7 - Facilitate the creation, maintenance, preservation and conservation of affordable housing for lower
and moderate-income households through comprehensive planning documents and processes, and the provision of
financial assistance and other incentives.

H7.1

Ensure Chula Vista’s plans and policies
addressing housing, such as the Zoning
Ordinance, Sectional Planning Area Plans, and
Specific Plans, encourage a variety of housing
product that responds to variations in income
level, the changing live/work patterns of

The Project would be part of the Village 3 SPA Plan.
Village 3 provides a variety of housing types, both for sale
and rental housing in a range of bedroom typologies for
singles, couples and families. The Project will comply with
the City’s Balanced Communities Affordable Housing

Policy. The Applicant will enter into an amended Balanced
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residents and the needs of the City’s diverse
population.

Community Affordable Housing Agreement with the City
which will address how the Project meets its affordable
housing obligation.

Objective H 8 - Ensure the availability of housing opportunities to persons regardless of race, color, ancestry, national
n, sex, disability, marital status, and familial status, source of income or sexual orientation.

origin, religio

H8.1

Ensure equal housing opportunities to prevent
housing discrimination in the local housing
market.

The Project is committed to equal opportunity in housing.

PUBLIC FACILITIES AND SERVICES

Objective PFS 1 - Ensure adequate and reliable water, sewer, and drainage service and facilities.

PFS 1.4

For new development, require on-site detention
of storm water flows such that, where practical,
existing downstream structures will not be
overloaded. Slow runoff and maximize on-site
infiltration of runoff.

The Project has prepared hydrology studies and will
implement the recommendations of the analysis to protect
downstream structures and properties.

Objective PFS 2 - Increase efficiencies in water use, wastewater generation and its re-use, and handling of storm water
hout the City through use of alternative technologies.

runoff throu

PFS 2.2

As part of project construction and design,
assure that drainage facilities in new
development incorporate storm water runoff
and sediment control, including state-of-the-art
technologies, where appropriate.

The Project has prepared hydrology studies and will
implement the recommendations of the analysis to control
sediment and runoff.

PFS 2.3

In designing water, wastewater, and drainage
facilities, limit the disruption of natural
landforms and water bodies. Encourage the
use of natural channels that simulate natural
drainage ways while protecting property.

The Project has prepared hydrology studies and will
implement the recommendations of the analysis to control
sediment and runoff from the project.

Objective PFS 5 - Maintain sufficient levels of fire protection
public safety and property.

, emergency medical service and police services to protect

PFS5.1 Continue to adequately equip and staff the Fire | The Project will contribute its fair share to the City
Department to ensure that established service | Development Impact Fee Program.
standards for emergency calls are met.

PFS 5.6 Encourage crime watch programs in all | The Project will coordinate with the Chula Vista Police
neighborhoods. Department to implement a crime watch program.

PFS 5.7 Prior to approval of any discretionary projects, | The Project is subject to the City’s Growth Management

ensure that construction is phased with
provision of police and fire protection services
such that services are provided prior to or
concurrent with need.

Ordinance to ensure adequate City services are available to
serve the development. The Applicant prepared an
addendum to the Village 3 North Fire Protection Plan to
evaluate fire protection services needed to serve the Project.

Objective PFS 6 - Provide adequate fire and police protection services to newly developing and redeveloping areas of

the City.

PFS 6.1 Continue to require new development and | The Project has been reviewed and complies with the access
redevelopment  projects to demonstrate | requirements for police and fire services.
adequate access for fire and police vehicles.

PFS 6.2 Require new development and redevelopment | A water supply study has been reviewed and approved for
projects to demonstrate adequate water | adequate supply and pressure for the proposed uses.
pressure to new buildings.

PFS 6.3 Encourage CPTED techniques in new | The Project includes physical design to for adequate

development and redevelopment projects.

lighting, signage, and defensible space.

Objective PFS 15 - Provide new park and recreation facilities for residents of new development, City-wide.
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PFS 15.1

Continue to pursue a City-wide standard for the
provision of developed parkland for new
development projects of three acres per
estimated one thousand new residents.

The project-related park requirements are met through
construction and dedication of the Village 3 neighborhood
park and dedication of a portion of the Otay Ranch
Community Park, in compliance with PFS 15.1.

Objective PFS 19 - Provide art and culture programs, childc

the quality of

life in Chula Vista.

are facilities and health and human services that enhance

PFS 19.10

Continue to require community purpose
facility acreage, in accordance with the
Municipal Code, for the provision of childcare
and other social service facilities.

The Village 3 SPA Plan designates 2.7 acres of CPF land,
and the Applicant also provided a 10,000 square foot
building in the Mixed Use area for a CPF user, consistent
with the CPF Agreement between the Applicant and the
City. The project proposes transferring 41 units from
Village 9 to Village 3. The associated CPF obligation
would be satisfied within Village 9, consistent with the
Land Offer Agreement approved by the Chula Vista City
Council.

Objective PFS 20 - Develop a cultural arts center in Chula Vista.

PFS 20.3

Encourage the installation of art pieces in
publicly owned spaces and require developers
to pay fees or provide art pieces that serve to
enhance an individual project and contribute to
the appearance and vitality of the development.

The City does not have a current fee to support the
installation of public art; however, there are public and
private spaces that could provide opportunities for the
installation and/or display of art within Village 3.
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Total Assessed Value After Turnover

Village 3

Janvary 12, 2021

Total High Density (MF) | Total Med-High Density
Year Assessed Value After (SI) Assessed Value After | Total Assessed Value
Turnover Turnover
1 $ 129.200.000 | $ 567,314,081 696.514.081
2 241.908.000 671.567.019 913,475,019
3 246,746,160 713,204,821 959,950,981
4 251,681,083 727,468,917 979,150,000
5 256.714.705 742,018,296 998.733.000
6 261.848.999 756.858,662 1.018.707.660
7 267.085.979 771,995,835 1.039.081.814
8 294.149.238 882.814,506 1.176,963.744
9 318,546,641 916,090,577 1.234,637.217
10 324917573 939.154,553 1.264,072.127
11 331.415.925 957.937.644 1.289.353.569
12 338.044.243 977.096.397 1.315.140.641
13 344.805,128 996,638,325 1.341,443.453
14 351.701,231 1.016,571,092 1.368,272,322
15 358,735,255 1.036.902.514 1.395.637.769
16 390,604,522 1.166,073,788 1.556,678.310
17 419,465,095 1.207,152,920 1,626,618,G15
18 427.854 397 1.236.687.203 1.664.541.600
19 436.411.485 1.261.420,947 1.697.832.432
20 445.139.714 1.286.649.366 1.731.789.080
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Village 3
Assessed Valae and Reassessment Y ear - Breukdown by Absorption Year
Janssy 12, 2021

TIGH DENSITY (MULTIFAMILY UNTTS)

Year | Units (272 Usats) Vear 2 Utits {224 Units) Ve 3 Urits (I Units]
| Tirent Reasscssment %mnl Asessed | | B %nﬂ Asscsed | | B Tinal Asscared v{‘l’:‘ :‘n]:fn“::v:
Year Y ear Value Year Value Year Ve
1 T 120.200,000 s 3 5 - $ 120200000
2 131,784,000 110,124000 . 241 506,000
il 134 419,680 112,326 480 . 246.746,160
1 137,108,074 114,573,010 . 251 561,083
< 130,250,735 116 864 470 256 714,705
6 §42 647,240 119,200,759 - 261 748,999
7 145,500,185 121,385,794 - 267083979
8 |asses 170,131,728 124017510 - 204149, 238
] 173 $34 352 Assess 1452278 - 18 346,641
10 177 005,049 14701222 | |assess 324917573
11 180,545,150 150870774 . 331415925
12 184,136,053 153.888 190 . 318044,243
13 187 839,174 156,965 954 J 344 805,128
14 191 595,958 160,105 270 - 381,701:231
1% 193 427,877 163,307.378 - 318,735,258
16 JAssess 224,030,996 166,373,326 : 360 504,522
17 228511,616 | fAssess 190,0<3 470 : 419465005
12 233021240 104,772.448 | |Assess « 427834397
19 237,748,436 198 667999 . 416.411,484
20 242,498,355 201.541.359 . 445.139.714
| ME1-HIGH DENSITY (SINGLE FAMILY UNITS) |
Vear | Usts (048 Ueats Vear 2 Ugits {150 Usits| Veas 3 Usits (34 Usats ol BF Aswnsid
Cugrent Rewssessanent | Final Assessed R cof | Fioad As d Remssessunt | Final Assessed ROt
Y ear Yew | Value Yewr | Value Yewr Vs
1 S WTIAR) s - s - $ 467314081
2 78 560,352 92,905 637 . 671367019
il 490233 469 94,764,790 28 206,461 743 204,821
4 602,038,241 96,660 056 28,770,590 TITAGBIT
s 614,079,006 98,593 158 19346002 742 018,296
6 626,360,586 110,565,154 29932921 756 58,663
7 638 587,797 102,576.457 30,501,581 7T1995,835
g |assess A7 044,308 104,627 986 31 142.212 852 814,900
9 761985194 | HAssess 122340326 91,765,046 N6HWATT
10 M7 224,908 124,787,031 | |Assess 37,142,623 £10 134,533
11 792,769,396 127,282 874 3788337 947 937644
12 $08.624,784 129,828 531 38,643,081 97T 066,397
13 §24,797,280 132425308 39,415,942 996 538325
14 £41 793,225 135,073 503 10,204,261 1016 571,001
15 858,119,000 137,775 077 41,005,347 1,006, 902,514
16 |Asss 983,714,600 10330879 41,828,513 1,166071,768
17 1,003 388,990 | [Assess 101,008 247 42,665 084 1207152920
18 1.023 426,77 1643080 | fasces 48,000 610 1,216 687,201
19 1043 925,904 167607240 49,487,602 1,261 420,947
20 1054 804,423 170,959 18 | 30,585,558 1 I66 549 356

Ecotnoses:
{2} Tarnover ¢l cdlations bused v 1. 50% esclation and tumover econring every £ years. Assuunes 2,00% esoalotion whea ao fumover event oceass.

Village 3
Initial Home Value by Year
Assumes 2 50% Aneneal Apgwociation
January 12, 2021

Y ear | 2 3 1 o 7 8 ] 10
High Rensaty (Multfimly)

MF Uit Absotption an 24 - . . s = . = .
MF AV of Sirgle wut $ 475000 § 491625 S SOB82 § S26041 § S45073 0§ So4051 0§ S83BU6 S 004333 S aG25.484 8 047370

Med-High Density (Single Family
SF Limit Absorption
SE AV of Single Unit

948

150 "

$ 598433 $ 619378 § 64105

$ 603493 § 686,715 $ TIOTS0 § 735620

$ 761373 $ TBB021 § BIS602
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Chula Vista Fiscal Impact Analysis Model — Proposed Project
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EXECUTIVE SUMMARY AND INTRODUCTION

Purpose

Otay Ranch Village 3 is a mixed use villuge lacdted In the southwest portion of Otay Ranch, south of the
Otay Landfill and north of the Otay River Valley {see Figure 1). HomeFed Village Ill, LLC/FlatRock, LLC
("HomeFed") is currently pursuing entilemants which would ameand land uses on threa parcels within Village
3. Amendments 1o the Chula Vista General Plan ('CVGP"), Otay Ranch General Development Plan ("GDP"),
the Village 3 North and « Portion of Village 4 Sectional Planning Area (“SPA") Plan, the Village @ SPA Plon
and the Village 9 Tenrative Map and rezoning ore proposed as port of the Proposed Project. Two new
Village 3 tentatlve maps are olso proposed as part of the entilements (" Proposed Project’).

The Proposed Project would incorporate the 11.3-acre FlatRack Parcel ("Industrial Parcel”) Inta the Village 3
SPA Plan boundary and rezone the parcel fram industrial to residential use (designated R-20), would rezane the
8.3 ocres designated Porcels C-1 and O-2 in the Village 3 SPA Plan ("Office Parcels”) from office to
residential use and combkine the parcels to create one residential parcel designated R-19. Additionally, the
Proposed Project would increase the residential density on Parcel R-6; however, since R-6 would remain
residential, it is not analyzed in this report, There are no new residential units proposed as part of the
Proposed Project as the 377 unallecated units currently autherized in the Village 3 SPA Plan and 41 units
transferred frem Village @ to Village 2 would be allocated te the three residentiol parcels,

Village 3 was envisioned os a mixed-use urban villoage with residential homes surrounding a village core
containing mixed-use residential and neighborhood commercial, office uses, & community purpose facility
("CPF") use, an elementary schoal and public park. Village 3 also incudes industrial uses adjacent to the
village development area.) The Village 3 SPA Plan adepted In 2016 authorizes the development of 107
acres for residential, 23 acres of mulri-family residential, commercial and CPF uses in a mixed-use setting,
29 acres forindustrial use and 8.3 acres for office uses. The Ctay Ranch Villages 2, 3 and a Portion of
Village 4 SPA Plan was cdopted in 2006 and authorized the development of 11.3 acras of industrial uses
on the FlatRock Parcel.

Residential and commercial land uses within Village 3 north of Main Street were built-out between 2018
and 2020, A gas station/convenlence market/car wash has been constructed and a self-storage facllity is
under construction In the Village 3 Business Park. Several industrial pads in the Business Park and the R-&
residential neighborhood (44 single family lots) located south of future Main Street are graded but not fully
developed. The FloiRock Parcel is partially developed with a water quality basin that serves Village 3 to
the north.

The Praposed Project would reduce the amount of office and Industrial land in Villoge 3 by 8.3 ocres and
11.3 acres, respectively. Although the Proposed Project would incrocse the number of residential units in
Village 3 by 41, it would reduce the permitted units in Villuge 9 by the same omount, resulting in no nat
change in residential unite in OCtay Ranch.

The City of Chula Vista {the "City") contracted with HR&A Advisors, Inc. to assist the Development Services
Deparmment in understanding the potential economic implications of the requesred land use changes within
Village 3 and to determine the potential impact of the office and industrial rezoning on Chula Vista's ability
to meet the City's long-term employment goals. This report evaluates the Village 3 office ond industrial
market context fo assess whether development of these parcels under their current zoning is critical for the
attainment of these goals.

! Planning and Building Department, * O1ay Ranch Villoge 3 North ond o Portion of Villoge 4 Sedtienal Plan® (City of
Chuta Vista, 2016).
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Figure 1. Village 3 Local Context
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Source: ity of Chula Vista, HR&A
Methodology

To understand the impact of the propased zoning change, HR&A evaluated Chula Vista's ability to meet its
full potential for industrial and office employment if the Office Parcels and Industrial Porcel are removed
fram the City's inventory of entitled industrial and office land. HR&A considered the City's polides, local land
use deotq, the Village 3 site characteristics and context, and the dynamics of the local and regional market
for office and industrial real sstate.

There were three compenents to HR&A's economic analysis:

o  Employment Lands Policy Analysis: HR&A reviewed existing reports, strategic plans, and policy
documents pertaining to employment lands 1o determine whether the Propesed Preject conflicts with the
City's long-term |and use and economic development gaals,

e Site Analysis: HR&A reviewed aspects of the Office Parcels’ and Industrial Parcel's conditions and
location that are relevant 1o their potential use for office and industrial development, considering
physical characteristics, infrastructure needs, access options, and surrounding land vses.

e Market Analysis: HR&A evaluated the Office Parcels and Industrial Parcel in the context of their
competitive position in the lecal and regional real estare markets by considering the camposition of the
current office and industrial inventory as well as rent, vacancy, and absorption trends. Abbreviared
analyses are presented in the main report with mere detailed findings available in Appendix 1.

HR&A Advisors, Inc. Village 3 Industrial and Office Uses Market Analysis | 4



Findings

HR&A's analyses resulted in the following conclusions that can inform the City's evaluation of the
Proposed Project:

Industrial

Regional job projections indicate demand for 1.9 million 1o 3.8 miliien square feet of new industrial
space in Chula Vista by 2050, requiring approximately 118 to 239 acres of land.

Chula Vista currently has encugh developable lond to accommadate the projected industrict demand
with a surplus of 190 to 311 acres of vacant developable industrial land remaining afrer 2050.

The Industrial Parcel reprasents approximately 3 percent of Chula Vista's remaining develepable
inclustrial land.

The Industrial Parcel’s freeway access ond proximity to the Main Street light industrial cluster may make
it atfractive to potential industriol developers or end users, Market dota suggest Chula Vista is more
desirable for flex industrial properties than other portions of the Scuth Boy submarket, however,
industrial zoning does not quarantes that a parcel will devalop with industrial or job-intensive uses.

Office

The Office Parcels' proximity 1o residential uses may make it attractive 1o medical or service-oriented
office, bur its distance from existing and planned office clusters means it Is unlikely 1e atrracr jeb-
intensive, employment-based office.

Regional job projections indicate demand for 1.4 million to 2.3 millien square feat of new office space
In Chulg Vista by 2050, requiring approximarely 94 to 154 ccres of land.

Chula Vista currently has encugh land 1o accommodate the projscted office demand with a surplus of
381 10 653 acres of vacent office-accommodating fand remaining after 2050, using © conservative
assumption of the density of future office development.

The Office Parcels that may potentially be rezened from office to residential represent less than 1% of
Chula Vista's remaining vacant office -accommodating land.
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EMPLOYMENT LANDS POLICY

Chula Vista’s 2005 General Plan embraces the City’s growing importance os an employment center in the
region. For Chula Vista 1o be more than a bedroom community, the Chula Vista General Plan calls for an
increase in the jobs o housing ratio and attraction of land uses that generate net tax revenue (i.e,, uses other
than residential) to diversify the City's econamy and support fiscal sustainability.

As reported In o review of the Land Use and Econemic Development ¢lements of the General Plan, an
Econemic Research Associote study (2008) found several goals related to employment. Key themes included:

o Preservation and exponsion of industrial development capacity

o Divarsification of employment and economic base

o Increasing jobs to housing ratic

2 Expansion of the applied rechrology and high technology industry cluster
o Fostering industries associated with cross-border trade

o Encouraging fiscally sustainable growth

To realize its employment goals, the City must ensure there is sufficient land te ‘accommedate non-residential
uses. In this section, HR&A considers the land policies and availability of land for industrial and office uses.
Industrial uses are particularly sensitive to land supply as it is often not economical to build higher density,
multistory industrial buildings, they often have need for large spaces for truck maneuvering, and they may
create externalities like pollution or truck traffic that may conflict with other uses. As such, there is an emphasis
on the industrial analysis in this report.

Industrial

At the fime of the General Plan's adoption, nearly 90 percent of industrial land in the City was designated
for limited industrial. This designation allows "light manufacturing; warshousing; certain public utilities; outo
repair; outo salvage yards; and flexible-use™ {i.e. "flex") projects.? The Economic Development Element of
the General Plan includes a goal to increase “light industrial intensity in apprapriate areas to generate
higher assessed volue and property tax”? and to fadlitate development “to accommodate ressarch and
production for the emerging high-technalogy and biotechnology sectors."¢ Capturing these emerging
industrial uses is seen as @ means to attract high-paying jobs and increase household incomes.

To achleve its General Plan gouals, the City requires sufficent land to cccommodate future Industrial
development. To this end, Chula Vista preparad an inventory of industriclly zoned land within the City as of
2020. As shown in Figure 2, there are 3,014 acres of land in the City with ot least seme portion of industrial
zoning, 46 percent (1,392 acres) of which remains undeveloped. This total, however, does not represent the
remaining developable acres. City staff determined the net acres of industrial land in the City, discounting
total industrial acreage 1o account for split-zoned parcels, physical development challenges such as steep
siopes and problematic site configurations, as well as open space requirements/set-asides. Given these
constraints 1o development, the total industrial acres decrease to 1,926 net acres. Significantly, vacant net
acres decrease 1o 428 acres across 106 parcels, or 22 percent of the net industrial acres in the Ciry.®

Z Flanning and Bullding Departmant, “Chapter 5: Land Use and Trnmpor'nnon Elament” (City of Chula Vista, 2005).

* Planning and Building Department, “Chapter &: E iz Oy pment Ek “ |Gty of Chula Vista, 2005), EDE-16.

< Planning and Bullding Departmsnt, *Chapter &: Ec Ic Development Eh t* {City of Chwla Vista, 2005), EDE-8,

5 Information bosed on the most accurate City industrial lands inventory ot the time of this analyss. With City staff consultaticn,
HREA recategerized two vacant porcels far in the entitlement process as developed. These porcels equal approximately 1.5 acres
{total or net), Sevaral parcels were also removed from the mdustrial invantory antirely due to their lack of witability for any future

development or planning efforts calling for uses other than industrial, These parcels toral 105 aces or 22 net aores.
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Figure 2. Chula Visto Indusirial Land inventary

Land Category Total Acres Share Net Developable Acres Share
Developed 1,622 54% 1,497 78%
Vecant 1,392 46% 428 22%
Tatal 3014 100% 1,926 100%

Source; City of Chula Vista, HR&A

Given the current industrial land inventory, the City con accommodate significant new industrial development.
The Chula Vista General Plan cites o range of floor-area raotios (FAR) of 0.25 10 0.50 for industrial
development; using o FAR of 0.40, which is the average density of existing industrial properties in the City,
Chula Viste could accommodate nearly 7.5 million square feet of new industrial development on the
remaining 428 net acres. Although the density of employment in industrial spaces varies based an the type
of space and type of business, an assumption of 750 1o 1,500 square feet per employes suggasts that Chula
Vista's undeveloped industrial land could accommodate approximately 5,000 to 10,000 new jobs.

Figure 3 Tllustrates the location of industrial lund in Chula Vista, Most of this land is concentrated in two
areas: glong Main Street, near the City's southern border with Otay Mesa West; and up the |-5 corridor
along San Diege Bay. There is also o cluster in the Eastiake Business Park, which is in the northeast of the
City. The 428 ner acres of vacant land is scattered thraughout these industrial areas with significant
concentrations 1o the east of 1-5, along Moin Street south of the Oray Landfill, and in the Eastlake Business
Park.

Figure 3. Geographic Distribulion® of Indusirial Land within the City of Chula Vista
RS s N ) (; o
- /

. Village 3
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';- -| wduztrial Clustor
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Iindurtrial zoning

- Dovelopad
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£ This map displays parcels with at least partial Industrial zoning. Some of the parcels contain areas in which industrial developmant
is not permitted. Therefore, this map should be vsed to understand the relative locations of existing or potential industrial
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‘While smaller parcels may still be svitable for end-users of industrial sites, and therefors should not be
excluded from the inventory of industrial lond, brokers indicate thot 5 acres is the minimum necessary
acreage to attract an industrial developer. The scale of development potential on these larger sites helps
reduce the development cost per square faot. Additienally, a larger variety of building types can be located
on larger sites, allowing for mare diverse tenants, The parcels that meet this 5-ocre threshold total 349 net
developable acres out of the 428 net developable acres, meaning that over 80 percent of the vacont
industrial land in the City is potentially oftractive to both industrial developers and end-users,

Office

The General Plan described Chula Vista as o “largely residential, suburban communiry,” but also laid out a
vision for Chula Visto to become a jobs center within the region.” New office development is a core component
of the General Plan chjective to grow and diversify the City's jobs and economic base. The City's approval
of the Eastern Urban Center (EUC), the University innovation District (Ul District), and the Village 9 SPA Plans
represents the largest planning efforts to increase office development in the City (see Figure 4},

Figure 4: Select Sectional Planning Areos (SPAs)
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Source: CoStar, HR&A

The EUC SPA ["Millenia™) is an employment-based district orlginally Intended for the “highest concentration
of retail, employment, residential, civic and cultural uses” on the eastern side of the City.? The EUC SPA Plan
permits over 3.3 million square feet of commerdal development and nearly 3,000 residential units on 230

developmant, but not the of davelopable industrial land. The of developable industrial land—iaking inte account

L A

parcels with split zoning o well os other foctors—is tabulated in Figure 2.

7 Planning and Bllding Department, “Chapter 5: Land Use and Tramportation Element” [City of Chula Videa, 2005},

¥ Planning and Bullding Department, “Ctay Ranch Eastern Urban Center (EUC] Sectional Planning Area (Spa) Plan: Introduction™
(City of Chba Vista, 2018).
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acres. To date, 144,000 square feet of retail, ¢ 135-room hotel, and over 2,400 residential units have bean
completed or are under construction. These developments leave only about 41 ocres for additional
development in the EUC SPA. A developer originally proposed 1.2 miilion square feat of office, however, 10
date 318,000 square feet of office is entitled; moreovar, an anchor tenant has not been secured and the project
is not ready to proceed with construction.

Adjucent 1o the EUC SPA is the 375-acre UI District, which the City Intends for development of a new
university under a Campus 2.0 model. This model deconstructs the traditional university campus into an
urban district thar integrates ccademic, residential, and employment uses, retaining talent as part of an
“intellectual ecosystem.”® Of the 10.1 million square feet plunned for the UI District, 2.0 million square feet
(20 percent) Is designated for Business Innovation, accommadating all types of affice uses, with preference
for uses affiliated with the planned university.

Further, immediately south of the EUC and west of the Ul District is the 323-acre Village 9. The City envisions
Village @ as a mixed-use, walkable community that promotes "synergistic uses and gracaful transitions
within the SPA and betwean the SPA and neighborhoods of adjacent SPAs 10 balance activities, services,
and focilities.” 1°Villoge 9 was approved by the City in 2014 and, once built, will consist of approximately
4,000 residential units, various public facilities, open space, and up to 1.5 million square feet of commerdial
space. Up to 1.2 million square feet of this commercial space will be designoted for office, primarily located
in the north portion of Village @ adjacent 10 the EUC,

Since office uses can locare in o variety of commercial areas, it is important to review all office-
accommodating acres to understand the office land supply. As shown in Figure 5, the General Plan
designates over 3,300 acres of land in the City to land use categories thut can accommodate office: Retail,
Professional & Admin, Mixed Use Commercial, Mixed Use Transit Focus Area, Limited Industrial, Regional
Tedhnology Park, Eastern Urban Center, and Town Center, Since the City does not have o dertailed office
inventory similar to the one for industrial lands, HR&A relied upon CoStar to estimate developed office-
accommodating acres. According te CoStar, office, retall, and flex industrial occupy 2,260 acres in Chula
Viste, leaving over 1,000 acres undeveloped that could accommodate future office development.

Figure 5: Chula Visto Cffice Land Inventory

Office-Accommodating Land Total Acres  Share
Developed as Office 491 15%
Developed as Retall! 1,496 45%
Developed as Flex! 273 8%
Undeveleped 1,079 32%
Totel? 3,339 100%

! CoStar acreage.

Z Gty of Chula Vista General Plan, Chapter 5 Land Use and Transportation
Elament, Toble 5-& Ceneral Plan Use Distributon o 2030, Office-
accommodating lands Incude Retail, Professional & Admin, Mixed Use
Commerciol, Mixed Use Tramn Foous Area, Limited Industricl, Regional
Technology Park, Eostern Urben Canter office land only, and Town Canter
deslgnations., o

Sowce: City of Chula Vista Geaeral Plan, CoStar, HREA Advisors

Using the current average office FAR in the City of 0.25, and assuming all vacant acras are developed as
office, the Ciry could decommodate | 1.8 million squore feet of new office or 3.5 times the current inventory
of 3.3. milllon square feer. Mare conservatively, assuming office maintains Its portien of develepment on

# Planning and Bullding Departman, “Univenity Inavatien Disiriet Sectional Plaming Area Plan” {City of Chula Vita, 2018],
19 Planning and Bullding Department, *Sactional Planning Area Plan Villuge 9 [City of Chula Vista, 2014).
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office accommodating acres {21%), office would occupy 234 acres of the undeveloped office
accommodating acres. This tronslatas Inte 2.5 million square feet of new office ot o 0.25 FAR, «ill leoving a
capacity nearly double the City's current office inventary.

Importantly, new or redeveloped office could have higher densities than the current overage of 0.25 FAR.
For instance, the proposed Think2 project in the Millenia development has an FAR of 0.52, and the General
Plan dites office density as high es 1,50, six times the current average.

SITE LOCATION, CHARACTERISTICS, AND ENTITLEMENTS

Site Location

The Offica Parcals {8.3 acres) are part of Village 3 in Chula Vista, within the South Bay region of San Diege
County (see Figure 6). The Industrial Parcel (11.3 acres) is adjocent to Village 3 and, through the Proposed
Project, would be incorporated into the Villuge 3 boundaries. While the western, coastal area of Chula Vista
is mostly builr- out, the eastern, interior area, where Village 3 is located, is home to newer master-planned
communities and most of the City’s remoining undeveloped land.

Located less than two miles eost of I-8085, Village 3 is bounded by the Otay Landfill to the north, industrial
uses and Herltage Road 1o the west, Main Street und the Oray River 1o the south, and open space and future
Village 4 development 1o the east (see Figure 10).

Village 3 1s accessible 10 Main Street, a six-lane arterial roadway with 50 mile per hour speed limits, Main
Street continues west of Village 3, passes under 1-805 and intersects a 2.2 million square feer cluster of
Industrial uses—which is described as the Main Street West industrial custer in Figure 6—before terminating
near 1-5.

The wastem edge of Village 3 is less than o 15-minute drive from |-5, the major narth-south highway
extending from the Mexico border to the Canadian border. The entry points to Village 2 are from Main
Street or from Heritage Road via Olympic Parkway. Olympic Parkway is designated as o Scenic Highway,
and serves existing residential communities, whereas Main Street is an industrial corridor west of Village 3.

Village 3 is located south of the Otay Landfill and east of a major cluster of industrial uses along Main Street
which contain over 2.2 million square feer of light industrial zoned storage facilities, small-scale
manufacturing, and auto shops.
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Site Entittements and Ownership

The Otay Ranch GDP envisioned Village 3 as a mixed-use urban village with residential hemes, surrounding
a villuge core containing mixed-use residential and neighborhood commerdal, office uses, a communiry
purpose facility {'CPF') use, an elementary schoal and public park. Village 3 slso includes industrial uses.
The SPA describes higher-density residential uses near the village core and adjacent 16 planned Rapid and
Local Bus service along Main Street ond Heritage Road. Allowakle uses in Village 3 include single family
residential (SF4), muitifamily residential (RM1 and RM2), Community Purpose Facility (CPF), Mixed Use
(MU1), Industrial {I), and Office (O}

The Village 3 and a Portion of Village 4 SPA Plan encompasses 436 acres of land, A large share of the
land Is designated for residential uses, including 124 acres for medium-density single and multi-family
development, 14 acres for high-density multi-family, and 9 acres for mixed-use commercial development.
Twenty-nine acres are entitled for industrial uses and 8 acres for office, An additional 55 acres are zoned
for community purpose facllifies, public parks, a school, and circulation. The remaining 197 acres are open
space, Village 3 began grading and infrastructure development in 2014 and is now complete except for
Mgain Street, Industrial pods north of Heritage Road, and the R-6 residential neighborhood south of Main

' Heavy Industrial 13 definad as shipbuilding, arframe, and aircratt manufachuring and vsally located dose to transportan
facilities and commerdal areas. Heavy Industrial parcels are typically large: 20-50 acrew Industrial Park is defined a:

office /industrial vses clusteradl Into a cantar, with industrial as the primary use, Industrial Park may includs high psrcsatages of
other vses n service of retall activities. Indostrial Under Construction are under-construchion properties locoted neor existing
industrial or commercial developments. Light Industry — General is defined as cll other industricl uses and mamufacturing not
induded in the categeries above. Light Industry — Genetal properties are not located inside of parks but are vivally along major
streats or clusteradl in certain arens. This land use includes manvfacuring uses such os lumbar, furniture, paper, rubhber, stone, clay,
and glass; as well as light Industrial uses such os auto repalr services and recycing centers. Light Industrial = Gensral also includes
mixed commercial and office uses (if not large enough 10 be identified seporately). General indusicl areas are comprised of 75
percsar or more of industrial uses { facturing, ! g, and wholasale rade),
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Street. Additionally, Village 3 was marketed as The Villoge of Escaya with its residential and mixed-use
dovelopment completed berween 2018.2020. Industrial development within the 2Q.ccre Escaya Business
Park is underway, with a gas station complete and a self-storage facility currently under construction,

HomeFed seeks to expand the Village 3 planning area and change certain office ond industrial uses 1o
residentiol land uses with Village 3. The Proposed Project indudes rezening the Office Parcals to High
Residential, which allows multi-story apartment homes ranging between 18 and 27 units per acre, and the
Industrial Parcel south of Main Street (FlatRock Parcel} to Medium-High Residential with a density range of
11 to 18 units per acre, and the R-& parcel from Madium Residential to Medium High Residential with a
density range of 11-18 units per acre. These proposed zoning changes would increase the number of
residential units in Village 3 ond reduce the number of units in Village 9, resulting in no net change in
residenticl units in Otay Ranch. The changes would, however, reduce the amount of office and industrial
space In Otay Ranch by 8.3 and 11.3 acres, respectively,

Figure 7: Villoge 3 Currenf Land Uses

Source Otay Ranch Villoge 3 North and o Portion of Village 4 SPA Plan, 2016
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Figure 8. Villoge 3 Proposed Lond Uses

Sowrce: City of Chula Vista, HR&A

Nearby Uses and Commercial Clusters

Commercial clusters within @ | 5-minute drive of Villuge 3 include Main Street West between |-5 and |-805,
Main Street East south of the Otay Landfill, Ctay Mesa, Natienal City, and Eastloke Business Pork (see Figure
9). The Main Street West corridor is mostly comprised of light industrial-zened storage facilities, small-scale
manutacturing, and aute shops, approximately 2.2 million square feet of industrial space. The Mdin Street
West corrider s alse comprised of approximately 42,000 square feet of office space, approximately half
of which is medical office. The Ctay Mesa industrial cluster is made up of approximately 15.6 million square
feot of lorger distribution and munufacturing uses, with properties averuging approximately 60,000 square
feet. The Eastlake Business Park is o commercial cluster comprised of approximately 730,000 square feet
of office space, 240,000 of which is medical office, and approximately 2.0 million square feet of flex'? and
logistics uses, five miles northeast of Village 3.

12 CoStar defines "Flex™ ay "bulldings designed to be veriafile, which may be used I combination with offics, research and
devslopment, quasi-retall sales, and induding but not limired fo Industrial, houie, and distrilzution vses. At least 50% of the
rentable orea rea of the building must be visd as office space.” Flex flcorplates are typically smaller than standard industrial
bulldings, This industrial category Indudes ight distribution and Kght manuFacturing, which are typlcally located (o smaller feclities
with at.grade-loading, and often have more space dedicated to office.
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Figure 9. Chula Visto Indusirial and Commeraal Inventory
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Sovrce: CoStar Industrieal and Commercial Inventory

Village 3 is accessible 1o other Otay Ranch residential communities via Heritage Read, including Villages |
and 2, 1o the north, Village 3 Is adjocent to future sihgle family residential nelghbarhoods and industriol uses
in Village 2 1o the north and northwest, and accessible to pockets of resident-serving retail centers such o3
the Plaza at Sunbow and Chula Viste Crossings to the northwest and west, respectively.
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Figure 10. Local Context and Land Use
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MARKET CONTEXT

The following section summarizes the findings from HR&A's industrial and office market analysis for the Ciry
of Chula Vista os it relates 1o the Village 3 Industrial and Office Parcels. See Appendix 1 and Appendix 2
for methodologies and additional details.

Industrial Supply

The Industrial Parcel is sitvated in the South Bay industrial submarket, which is part of the grecter Son Diego
County industrial market {Figure 11). The Scuth Bay submarket and San Diego County market serve os
benchmarks for Chula Vista's past performance and help in understanding potential for future industrial
demand.

There dre approximately 200 million square feer of industrial space in the County and 32 million square
feet in the South Bay. Chula Vista's 10 millien square feet of industrial space accounts for 5 and 31 percent
of the industrial space in these geographles, respectively,

Figure 11: South Bay Industrial Inventory
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Chula Vista's Industriol space composition differs fram that of either Son Diege County or the South Boy.
Flox space!? comprises 26 percent of the County's Industrial spuace and 1& percent of Chula Vista's,
contributing to the region's strong biotech ecosystem. Meanwhile, logistics space comprises 59 percent of the
South Bay's industricl space but just 41 percent of Chula Vista's, with Otay Mesa sarving as a mejor cluster

1* CoStar defines “Flex” oz "buldings desgned to be versatile, which may be used in combination with office, research ond
development, quasi-retail sales, and induding but not limited to industrial, warehouse, and distribution vtes, At least 50% of the
rantcble area rec of the building must be used as office space.” Flex floorplates are typically smaller than standard mdustrial
buildings, Thes Industrial category Incudes light distnibution and light monufaduring, whidh are typically | d in ller faaliy
with at-gradse-loading, and ofran have more space dedicated 1o office.
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for tronsnational goods movement between the United States and Mexico, Chula Vista's industriol space is
primarily compesed of smaller scale distribution and manufacturing naeds within the South Bay.

Figure 12: Industriol Inventory Comparison (2019)
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The San Diego industrial market has performed well since the end of the 2007-2009 Great Recession. Rents
are &1 percent above 2010 levels while vacancy rates drogped from approximately 10 percent in 2010
to S percent In 2016 and have remained relatively stable since then,

Chula Vista's industrial inventory has historically had @ lower and more stable vocancy rate than the County
average. Howevaer, rents remain below the County average and similar 1o the South Bay average due to a
lower proportion of flex space, which yields more than $1.00 more per square foot in rent than ather
industrial uses.

Figure | 3 Comparative Rents and Viacancy Rotes
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In contrast 1o the generally low vacancies of Industrial prapenies across Chula Vista, the Eastlake Business
Pork has consistently struggled to uttract industrial tenants, with a vaconcy rate well above the citywide
avarage (13% versus 4%). Brokers afiribute this in port to Eastlake's ralative kolation from othar industrial
clusters. With limited desirability for Industrial renants, non-industrial tenants currently accupy approximarely
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one-third of industrially zoned land in the business park (69 ocres out of 217 acres). Non-industrial tenants
include multiple raligious institutions, medical affices, gyms, and o childcare facility.

Despite the low vacancy rate outside of the Eastlake Business Park, there have been no majar industrial
deliveries in Chula Vista since 2010. This contrasts with San Diego County and the South Bay submarket,
which have respectively seen over 9 million and 850,000 square feet of industrial space developed over
the same period. Brokers have stated the lack of development is not due to ¢ luck of demand, but rather
due to a shortage of land svitable for industrial development in attractive locations.

From a market perspective, the Industrial Porcel could be attractive to industrial users for its accessibility to
the 805-freeway, proximity to the Main Street Corridor, and generally low availabillty of nearby industrial
space, A 2013 AECOM Report noted that tech firms and headquarters with Mexican operations would find
properties near the Otay Landfill and in the Main Street Corridor most attractive while brokers noted thot
a focus on smaller-scale manufocturing and logistics {grode-level) would be most successful, Brokers akso
mantioned industricl developars typlcally seek plots of ar least 5 acres for Industeial business parks, while
smaller plots may only anract end-users, The Industrial Parcel meets the S-acre threshold for developer
Iinterest for an industrial business park.

Industrial Demand

The San Diego Association of Governments (*SANDAG") estimate of 1.4 million San Diege County jobs in
2020 served as the foundation for HREA's estimated demand far industrial square feet through 2050 for
both the South Bay and Chula Viste. Te present a low and high range for demand, HR&A applied two
different annual [ob growth facers 1o project 2050 jobs. The low scenario uses SANDAG's projected growth
rate benveen 2008 and 2050 from its 2013 San Diege County regional forecast, while the high scenario
uses California Employment Development Depurtment's ("CA EDD") projected growth rate between 2016
and 2026 from its 2012 San Diege County regional forecast.

HR&A then estimated the share of industrial-space-using employment. Since employment charocteristics vary
widely on the type of industrial user, projected industrial-space-using employment for each industrial sector
is broken out into "stondard” (non-flex) Industrial and flex industrial space. Figure 14illustirates how industrial
omployment is attributed to both standard Industrial and flex space. Depending on the growth prejection,
betweaen 6 and 10 percent of job growth through 2050 can be classified os standard industricl or flax using.

Figure 14: Industry Emplayment by Lond Use

Share of Industry Employment by Land Use

Standard Flex

Industry Cetagory indusiial  Wndustial  Office Other

Agriavlivre and Mining = = - 100%
Constructian - . 10% 90%
Manufacturing 80% 15% 5% -
Wholesale Trode 80% 5% - 15%
Retall Trade . - 10% 0%
Transportation, Warehousing, and Utilities 70% 10% - 20%
Information Systems - - 85% 15%
Finarce and Real Estate - - 5% 5%
Professional and Business Services - 5% a5% 30%
Education and Healthcore - 5% 30% 65%
Leisure and Hospitality . 0% 5% 5%
Office Services 5% 5% 0% 40%
Government - - 10% $0%

Sourca. HREA Acdvisors
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HR&A expects the South Bay to capture a slightly larger proportion of new countywide industrial jobs in
2050 than It does today, mostly due to the strong growth in logistics employment. South Bay Is projected to
increase its share of industrial employment from 10.5 percent to 11.5 percent, representing o 22 parcent
capture of countywide growth between 2020 and 2050, Accounting for employment densities and structural
vacancy for industrial uses, HR&A estimates there is demand for between 6.3 miliion and 12.4 million
additional square feet of industrial space through 2050 In the South Bay. Total demand for industrial space
in Chula Vista is estimated between 1.9 million and 3.8 million square feet through 2050.

Figure 15: Industrial Demand (Flex and Siandard [ndusiricl Combined)

2020 2050
ory Low’ High?
Industrial Employment in San
Diego County 178,750 195,500 233,000 Jobs
South Bay Share of
Industril Employmend 10.5% 11.5% 11.5%
Industnial Employment in the
South Bay 18,750 22,500 26,750 ks
Required Industrial SF 25987,500 31,185,000 36,892,500 SF
Vaconcy Rate 4.5% 7.0% 7.0%
Required Industnal with
Viaconcy Adi o 27,221,500 33,532,250 39,669,250 SE
Increase in SF from 2020
Soph 6,310,750 12,447,750
_Chula Vista Capture 1,916,250 3,841,250 SF
Avarage FAR? Varies Varies
Chila Viste Aceage Nee‘d_ 118 239  Acres

" Low acenario based on SANDAG compoundad annval growth rate for San Diego County employment {2028-2050)
2 High scenario based on CA EDD compounded amudl growth rote for San Diego County amployment {2016-2026}
JFAR varies based on the mix of standard industrial and flex space. Typical FARs for standard industrial and flex
space were usad of 0,40 and 0.25 respectively.

Source: US Census LEHD Data, SANDAG Forecashs, CA EDD Forecass, HRE&A Advisors

With a FAR of approximately 0.38, tied fo the blended average between standard industrial and flex
spaces in the region, this analysis indicates that the City will need between 118 and 239 wcres to
accommodate future industrial growth, Based on the City's current industrial land usage ond zoned capacity,
Figure 16 shows that, after accounting for future industrial demand, the City would still have between 190
and 311 acres of additional, undeveloped industrial lands. If rezening of the 11.3-acre Industricl Parcel is
approved, between 179 and 300 net acres of land zened for industriol use are likely to remain In Chula
Vista.

Figure 16: Industrial Lond Capacity in Chule Vista

2020 2050

_Category Low' High?

Net Industrial Acres? 2,052 2,052 2,052 Acres
Net Industrial Acres in Used 1,512 1,512 1,512 Acres
Required Additional Net Acres 118 239 Acres
Reguired Tetal Net Acros 1,630 1,751 Acres
Surplus Net Acres an 190 Acres
l?emalnlng Surplus Net Acres if Rezaning s Approved 300 179 Acres

"Low scenario based on SANDAG compounded annual growth rate for San Diegoe County smployment {2020-2050]
“High scenario based on CA EDD compounded annual g h rate for San Diege County amployment {2016-2026)
4 City of Chula Vista
4 City of Chula Vista

Source: City of Chulo Visto Industrial Lands Invantory, HR&A Advisors
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Office Supply

The Office Parcels are sitvated in the South Bay office submarker, which is part of the grester San Diego
County office market (Figure 17). The South Bay submarket and San Diege County market serve os
benchmarks for Chula Vista's past performance and help in understanding potential for future office
demand.

There ore approximately 117 millicn square teet of commercial office space in the County and 4.7 million
square faet In the South Bay. Chula Vista's 3.3 million square feet of office space accounts for 3 percent of
tatal County office space and 69 percent of the office space in the South Bay.

Chula Vista, like the South Bay, is a suburbon office market and is, currently, not one of the San Diego
region's major office centers. This suburban nature is reflected in Chula Vista's lower proportion of Class A
office space compored to the county (14% versus 37%) and greater proportion of office space being
medical office (46% versus 16%), which typically has lower employment densities than employment-based
office and often locates in residential areas rather than office centers. Reflective of the peripheral nature
of Chula Vista's office market, rents have histarically been lower than the countywide average. Additionally,
while overall vacancles are low (6%), existing Class A otfice buildings in the City have struggled fo offract
tenonts, with an average vacancy rate of 17 percent.

Since the Great Recession, Chula Vista has primarily satisfied the need for new office space by filling existing
space. Only 72,000 square feet of new office space hos been constructed since 2010. Despite the slow
pace of recent growth in office development, the City aspires to aftract o new regional office center east
of 1-805. The EUC, Ul District and Village 9 SPA Plons (highlighted in Figure 17) autharize up to 6.8 millien
square feet of commerdial development, including commercial offices. While other uses have been
developed, Including 144,000 square feet of retall in the EUC, no new office has been developed under
the plans to date. Due to the nascent nature of Chula Vista's commercial office market, particularly for
employment- based office, o catalytic investment will likely be necessary 1o attroct the office development
and tenants the City envisions for the area.

From o market perspective, the Village 3 Office Parcels could be aftractive to neighborhood-serving or
medical office given the 1,600 units of housing being developed as part of the Village 3 master plan.
However, the Cffice Parcels' location cutside of on established or plonned office center makes it unlikely
that employment-basad office will develop in Village 3. Employment-based office will likaly locate eithar in
the EUC, Ul District, or Village @, where the Ciry 1s actively pursuing the development of & new regional
office center,
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Figure 17. South Bay O
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Office Demand

To astimate office demand in Chula Vista through 2050, SANDAG and CA EDD serve as the basis for a low
and high job growth projection respectively. The share of office-using employment by industrial categary
(see Figure |18) was applied, fo estimate the office specific job growth for the county. Assuming o fair share
capture based on current employment, HR&A estimates the South Boy will copture approximately 7 percent

of all new office jobs countywide.

Accounting for employment densities and structural vacancy far office uses, HR&A estimares there is demand
for between 2.2 milllon and 10.5 milllen additional square feet of office space through 2050 In the Seuth
Bay. Total demand for office space in Chula Vista s estimated between 1.4 million and 2.3 millien square
feet through 2050. As discussed above, the Ul District alone can accommodate over 2.0 million square feet
of new office development ar a density as high as 2.5, which is between the low and high estimate of 1oral
demand for new office space in the City though 2050,

HR&A Advisors, Inc.
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Figure | 8. Office Demand

2020 2050

Category Low' High?

Office Employment in San Diego County 398,000 493,000 562,500  Jobs

South Bay Share of Office Employment 6.8% 6.7% 6.7%

Office Employment In the South Bay 27,250 33,250 38,000 Jobs

®equirad Office SF 5,812,500 8,312,500 9,500,000 SF

Vacancy Rate! 4.9% 10.0% 10.0%

Required Offica with Voconcy Ad|ustment 7,163,500 9,236,000 10,555,500 §F
_Increase in SF from 2020 Supply 2,072,500 3,392,000  sF
“Chta Vista Capturet 1,430,750 2,341,750 S

Average FAR of New Office Development’ 0.35 0.35

Chuda Viste Acreage Need 94 154 Acres

'Low scanano baed on SANDAG compaounded annual growth rate for Son Diege County employment (2020.2050)
iHigh scanarie based on CA EDD compounded annval growth rate for San Diege County employmant {2016-2026)
‘Atsumes o strudueal vacancy of 10%
‘Capture s based on o fall ihare copturs bandhmarked to the peoportion of curreat inveatory In Chla Visa as o part of the
South Bay [69%).
 Manimum FAR dasignatsed for Professional & Admin land vse desgnatien par the Chula Vista Geasral Plan

Soprcs US Census LEHD Daro, SANDAG Foracosts, CA EDD Forecasts, HR&A Advisors

With a conservative FAR of 0.35, which represents the lower end of the 0.35 te 1.50 General Pian density
for the Professional & Admin land use designation, this analysis indicates that the City will need between 94
and 154 acres to accommodate future office growth. Since office can locate in crees other than those
exclusively zoned for office, the City’s land usage and zaned capacity for all office-uccommodating acres
{Figure 19) was evaluated. Accounting for future non-office growth in addition to office growth, there would
still have at least 381 acres of additional, undeveloped office accommeodating lands in the City. if rezoning
of the 8.3 ocres of the Office Parcels is approved, between 373 and 445 acres of office-accommodating
acres are likely to remain in Chula Vista. If developed at a higher density of 1.0 FAR—still far lower than
the maximum 2.5 FAR proposed In the Ul District's urban core——there would be benveen 827 and 922
surphus office-accommodating acres in 2050,

Figure 19: Office Land Capocity in Chula Vista

2020 2050

Category Low! High®
Office-Accommodating Acres” 3,339 3,339 3,339 Acres
Office-Accommodating Acres Currently In Use* 2,260 2,260 2,260 Aces
Current Surplus of Office-Accommodeating Acres 1,079 1,079 1,079 Acres
Reguired Additional Acres for Office (see Fig. 17} 24 154 Acres
Required Additional Acres for Non-Office Uses® 333 545 Acres
Required Additional Acres (all uses) 427 698 Acwres
Surphus Acres 653 381 Acres
Remalning Surpius Acras if Rezoning Is Appraved 645 373 Acres

TLow scenario bosed on SANDAG compounded gnmal growth rate for San Diego County employment (2020-2050)

< High scenaric based on CA EDD compounded anmel growth rate for San Diego County employment (2016.2024)

ICity of Chula Visto Ganaral Plan, Chapter &: Land Use and Transportation Element, Tabls 5-6 Gangral Plan Use Distribution In

2030. Oth dating lands inclucde Retail, Profesucnal & Admin, Mixed Use Commerdal, Mixed Use Transit Focus Aren,

Limitad Industrial, Regional Technalogy Park, Eastem Urban Canter office land only, and Town Cantar designations,

“CoStar ac'eage for office, flax, and retail vses in Chulo Vista

“ Assumes office damands 21% of additional acres, simiar to its cuerent proportion of office-accommadating aores in use
Source: Clty of Chula Vista Ganeral Plan, CoStar, HREA Advisors
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FINDINGS

A summary of HR&A’s findings is provided below. These are separated into general land policy end site-
specific findings.

Employment Land Policy Findings'!

Industrial

New industrial job growth will require newly developed space on industrial land. Industrial
properties outside of the Eastlake Business Park face historically lew vocancles, and much of the
development on industrial land within Eastloke has not been for industrial users,

Approximately 428 acres of Chula Vista's land with industrial zoning is vacant and developable.
Given o range of floor-area-ratios fram 0.25 1o 0.40, this lond could accommodate 47 to 7.5 million
SF of development.

Chulea Vista currently has enough developable land to date projected growth in industrial
employment through 2050, The City could see an increase in industrial employment of 1,475 10 3,125
new jobs, demanding 178 to 239 acres of developable industrial land through 2050. If that amount of
land were developed, the City would still have 190 to 311 ocres of surplus vaocant developable
industrial land.

Industrial entitlements do not guarantee either industrial uses or job-intensive uses. For example,
the Eastlake cluster of industrial zoned land currently contains 69 acres of non-industrial uses, including
some uses such as gyms that hove low employment densities,

Office

Office can locate in many types of commercial areas, including those not strictly designated for office
use.

Approximately 1,079 acres of land that may accommodate office in Chula Vista is undeveloped.
Given the City’s current average floor-area-ratio of 0.25, this land could accommodute up to 11.8
million square feat of new office development,

Chula Vista currently has enough developable land to accommodate projected growth in office
employment through 2050. The City could see an Increase in office employment of 5723 10 9,347
new jobs, demanding 94 10 154 acres of office-accommodating land through 2050. If thet amount of
land were developed at a low density of 0.35 FAR, the City would, conservatively, have 381 1o 653
acres of surplus vacant office-accommodating lond. If developed at a higher density of 1.0 FAR—still
far lower than the moximum 2.5 FAR proposed In the Ul District's urban core—there would be between
830 and 920 surplus acres in 2050.

Chula Vista does not currently see high demand for new employment-based office. Althcugh the
citywide average vacancy for office space is just 6 percent, the rate for the Ciry's five Class A office
buildings is 17 percent. Furthermare, while Class A office makes up 37 percenr of all office space in San
Diego County, It comprises only 14 percent of Chula Vista's office Inventory.

A catalytic development will likely be necessary for the City to attract employment-based office
development. For example, the Millenio development i currently entitled for 3.3 million square feer of
commercial space, however na office projects have been canstructed ta date.

Al acreage mumbers in this section refled current conditions, Le. without any rezoning of Industrial Parcel or Office
Parcels.
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Site-Specific Findings
Industrial

® The Village 3 Indusirial Parcel represents 3 percent of Chula Vista's remaining developable
industrial land. Tha parcel contains 11.3 ocres of Industrial land, compared to 428 developable acres
across the entire Ciry.

e The Village 3 Industrial Parcel’s size would be an advantage for an industrial developer. The 11.3-
acre parcel could potentlally accommodate large floorplates and truck maneuverability and suppert
economies of scale,

® The Village 3 Industrial Parcel is well located next to the freeway and existing industrial clusters.
Office

® The Villuge 3 Office Parcels represent less than 1 percent of Chula Vista's remaining vacant office-
accommodating land. The Village 3 Office Parcels contain 8.3 ocres of vacant office-accommodating
land, compared to 1,079 across the entire City.

® The Village 3 Office Parcels' location is unlikely to attract employment-based office develop t
Disrance from existing and emerging regional office clusters limits the desirability of Village 3 as a
locatian far mare job- intensive, employment-based office tenants,

¢ The Office Parcels could be suitable for service-oriented office. The approximately 1,400 residential
units in Village 3 could provide o osstomer base for these office tenants.
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APPENDIX 1: INDUSTRIAL MARKET ANALYSIS
Intreduction

This market analysis provides an overview of the industrial real estate market in Chula Vista to inform an
assessment of o proposed General Plan Amendment for Otay Ranch Village 3, which is located In Chula
Vista, south of the Otay Londtill and north of Main Street. The analysis first considers the current supply of
industrial properties as well as land with industrial entitlement. It then estimates future demand for industrial
real estate in Chula Vista based on regional employment projections. In addition to the overall performance
of industrial real estate, the analysis reviews the performance of four subsets of industricl loglstics,
manufacturing, service (vehicle repair), and flex,'s

Two geographies serve as benchmarks for Chula Vista’s parformance: San Diego County and its Scuth Bay
submarket. The South Bay, depicted in Figure 20, consists of the southeastem portion of San Diego County
and is notable for its border shared with Mexico.

Figure 20: Map of Industrial Morkets
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1* CoStar defines "Flex” oz "buildings desgned to be file, which may be used in combinafion with office, research and
development, quasi-retall sales, and mcuding but not limsted to industrial, warehouse, and distribution uses, At leost 50% of the
rantable area rea of the building must be used o3 office space.” Flax floarplates are typically smaller than standard ndustrial
bulldings. This industrial cotegory Includes light distribution and light manufacturing, which are typically locatad in smaller faclities
with at-grade-loading, and oftan have more space dadicatad to office.
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Supply Analysis
San Dicgo County Market Overview

The almost 200 millicn square foot Sen Diege County industrial market has performed well since the end of
the 2007-2009 Great Recession. As lllustroted in Figure 21, vocancy rares hove dropped from
approximarely 10 percent in 2010 to 5 percent in 2019, while delivery of new industrial space has
exceeded one million square fest annually since 2014, With absorption keeping pace, vocancy rates have
remained relafively stable since 2016 despita over 7 million square feet of new spoce coming online since
then.

Figure 21; Net Absorpfian, Deliveries, and Vocancy in Son Diego County

3,500,000 12%
3,000,000 —_—
2,500,000
2 8% @
i
& 2,000,000 oé
o &%
t8:,1,500.000 g
W 4% g
1,000,000 3
500,000 I l 2%
s Ml kR I I -

S A I3 O PO QA

N ~ N N N N N N N N

S S S S

— Net Alsorphon e Dellveres sl ey
Source: CoStar

Flex and logistics praperty types have led the County’s inventory growth, accounting for 81 percent of all
deliveries since 2010. The existing bictech ecosysrem, highly skilled labaor supply, and proximity 1o the
University of California, San Diego, have driven demand for flex space, which demands higher rents than
traditional Industrial spoce, while warehouse construction has responded to the continued growth of e-
commerce.

The South Bay and Chula Vista Markets Overview

The South Bay submarker comprises 32 million square feer of industrial space, accounting for 16 percent of
the County’s inventery. The Qtoy Mesa Industrial cluster dominates the submarker (southe ast comer of Figure
22) and is comprised primorily of logistics space catering 16 truck rraffic; the Ctay Mesa Land Part of Entry
Letween the US and Mexico is the busiest border crossing in Califomia for commercial trucks.!® The South
Bay has been a driver of logistics grawth in the County. While it accounts for 23 percent of current logistics

V6 Eleanor Lamb, "GSA to Expand California's Busiest Truck Chedkpoint,” Transpart Topics, May 29, 2020,
hittps:/ /wwwitnews.com/articles /gso-expand-califomias-buslest-1ruck-thack paint.
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space across the County, 38 parcent of logistics space absorbed!? in new and existing buildings since 2010
has been in the South Bay.

Figure 22: South Bay Industrial Inventory

Chula Vista's 10 million square feet of industrial space represents S percent of the County's inventory, and
almast one-third of the South Bay’s inventory. Chula Vista's industrial inventory has historically had a lower
and more stable vacancy rate than the County average. However, low vacancies have not been sufficient to
raise Chula Vista rents, which are similar to the South Bay, as high as County average rents.

17 “ Absorption refers 1o the thange In octupancy over @ given time period. Lease renewals are nat facrored Into
absorption unless the renewal includes the occupancy of odditional spoce. (in that case, the additional spoce would be
counted in absorption) Pre-lecsmg of space in non-existing bulldings (e.g., Propased, Under Construction, Under
Rencvation) 15 not counted In absorption until the adtval meve-in date." Source: CaStar
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Figure 23. Comporafive Rents and Yocancy Rotes
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The difference in industrial rents between Chula Vista and the County is due ta both the higher proportion
of flex space across the whole County compared to Chula Vista, as well as the greater desirability of flex
space elsewhere in the County. As shown in Figure 24, flex space typically garners higher rents than other
industrial uses. Over a guarter of all San Diego County industrial space is classified as flex or R&D space
(Figure 25), whereas only 16 percent in Chula Vista is clossified similorly,

Figure 24: Industric! NNN Renf Comparison (2019)
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Figure 25. Industrial Inventory Companson (2019)
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Chula Viste's industrial composition does however differ from other industrial centers in the submarket, Within
the South Bay submarket, logistics, manufacturing and service, accupy 93 percent of industrial space. Chula
Vista meanwhile serves the industrial submarket’s smaller scale distribution and manufacturing needs, with
proportionally less logistics space and more flex space. This difference is evidenced in the average
tloarplate of Industrial space In Chula Vista of 37,200 square feer, housing smaller cperations, versus
59,200 square feet in the South Bay as o whole, Brokers conflrmed the unique industrial positioning of Chula
Vista in the South Bay and cited it as o reason for the strong performance of small floorplate Industrial spoce
in the City. For instance, industrial space less than 20,000 square feet has ¢ vacancy rate of just 2.9 percent,
compared 1o the citywide average of 4.2 percent,

Chulea Vista Industrial Clusters

The character of Industrial real estate Is not uniform across Chula Vista, Figure 26 shows that industrial space
is mainly concentrated along Main Street, near the City's southern border with Otay Mesa West, and up the
1-5 corridor along San Diego Bay. In these areas there is o mix of small-scale logistics, manufacturing, and
flex space. Additionally, west of |1-5 there Is « natable defense-related manufacturing presence, the largest
being a 1.8 millien square foot BF Goodrich facility. The Eastlake Business Park is distant {approximately 7
miles by road) from the other industrial cluster in the northeast area of the City, with 2.0 million square feet
of Industrial space ccross 217 acres. Unlike the rest of Ciry, industrial space here consists of mostly larger-
formar logistics and flex spoce. This space Is also newer, with an average year built of 2002, compared 10
1984 for industrial citywide.

Figure 26. Eastlake Business Park Profils

Area 217 acres
Industrial SF 2.0 million
Vacancy 13%

Tenant Profile  Mix of distribution, light manufacturing,
flex /R&D, medical office, and ather
{e.g. gym, raligious institution)

Source; CoStar, HR&A

These differences trenslote Inte fundamentally different performance between Eastlake Business Park and
the City overall. The Eastlake Business Park currently hos a 13 percent vacancy rate, well above the citywide
average of 4.2 percent. Additionally, non-industrial tenants currently occupy approximately one-third of
Industrially zoned land in the business park {69 acres out of 217 acres). Non-industrial tenants incdude
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multiple religious institutions, medical offices, and gyms, and a childcare fadlity. Brokers noted that Eastlake
has consistently struggled to attract industrial tenants, in part due to its isolation from other industrial clusters.

Despite limited availability of industrial space outside of Eastiake, there have been no major new industrial
projects completed in the City since 2010. While Chula Vista is an attractive industrial market, brokers stated
thot developers have difficulty finding suitable industrial sites, Far example, the Otay River Business Park,
which is currently under construction In southwestern Chula Vista, will mark the first major Industrial park
development with over 163,000 square feer of new industrial space. A broker familiar with the project
stated that it took the developer 10 years to realize the project due to o long site identification ond
entitlement process.

Industrial Land Supply

While challenges exist in site identification, the City still has significant undeveloped industrially zoned land.
Figure 27 shows that Chula Vista has 3,014 acres of land in the City with at least some portion of industrial
zoning. When discounting undavelopable acreage'?, the Clty estimates there is 1,926 aores of developable
Industrial land. Of this acreage, the Gty estimates there is 428 undeveloped acres which represents 22
percent of the total usable industrially zoned land.

Figure 27: Chuic Visto Industnol Land lnventory

Land Category Total Acres Share Net Developable Acres Share
Developed 1,622 54% 1,497 78%
Vacant 1,392 46% 428 22%
Total 3,014 100% 1,926 100%

Source; City of Chula Visto Industrial Lands Inventory, HR&A Advisors
Demand Analysis

SANDAG's estimate of San Diego County Jobs In 2020 of 1.4 million jobs served os the foundation for
HRE&A's estimated demand for industrial square feat through 2050 for both the South Bay and Chula Vista.
To present a low and high range for demaend, HR&EA cpplied two different annual job growth factors te
project 2050 jobs. The low scenarie uses an annual growth rate based on SANDAG's projected compound
annual growth rate between 2008 and 2050 from its 2013 San Diege County regional forecast, while the
high scenario uses an annual growth rate based on California Employment Development Department’s ("CA
EDD") projected compound annual growth rate between 2016 and 2026 from i1s 2019 San Diege County
regional forecast.

HREA supplemented SANDAG's employment projections with more recent and detailed Census Bureau dota
on current emplayment In the county To estimate industrial-space-using employment. Using this darta, HREA
estimates the South Bay will copture @ percent of all new jobs countywide. This assumes that all industrial
sectors in the South Bay will grow propartionally with averall SANDAG projected County growth apart from
Transportatien, Warehousing, and Utllitles. As shown in Figure 28, the Transportation, Warehousing, and
Utilities industrial sector’s share of county jobs has gone from just 8 percent in 2002 10 19 percent in 2017.
Given the strangth of logistics In the South Bay submarket, HR&A assumes this share will continue to increase,
reaching 44 percent by 2050.

1% Tha Gity of Chula Visio discounted total industrial ccrecge to account for split-zoned parcals, physical development challenges,
weh as seep dopes and problemalic site configurations, as well as cpen space requirements /set-asides,
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Figure 28: South Bay Job Shore Compostion of San Diego County

Indusiry Category 2002 2010 2017
Agriculture and Mining 2% 2% 2%
Construction 5% 5% 5%
Manufacturing 9% 9% 9%
Wholesale Trode 11% 12% 10%
Retall Trade 12% 15% 16%
Transportation, Warehousing, and Utilities 8% 15% 19%
Information Systems 3% 4% 4%
Fincince and Reaal Estate 5% 7% 7%
Professional and Business Services 3% 4% 4%
Education and Heglthcare 11% 10% 1%
Lelsure and Hospltality 7% 8% 8%
Office Services 8% 13% 9%
Covernment 5% 11% 10%

Seurce: U.S: Census Bureau Longitudinal Employar-Household Dynamics Survey (LEHD]

HREA then estimated the share of Industrial-space-using employment. Since employment characteristics vary
widaly on the type of industricl user, projected industrial-space-using employment for each industrial sector
Is broken out into “standard” (non-flex) Industrial and flex Industrial space. Figure 2@ illustrates how industrial
employment is anributed 16 both standard Industrial and flex space, Depending on the growth projection,
between 6 and 10 percent of job growth through 2050 can be classified as standerd industrial or flex using.

Figure 29: Industry Employment by Lond Use

Share of Industry Employment by Land Use
Standard Flex

Industry Category Industrial Industrial Office Oltrer

Agriculture and Mining - . . 100%
Construction . - 10% 90%
Manufacturing 80% 15% 5% -
Wholesale Trode 80% 5% - 15%
Retall Trade - - 10% 20%
Transportation, Warehousing, and Utilities 70% 10% - 20%
Information Systems - - B5% 15%
Finance and Real Estate - - 5% 5%
Professional and Business Services - 5% 65% 30%
Education and Healthcare - 5% 30% 65%
Lelsure and Hospitality - 0% 5% 95%
Office Services 5% 5% 50% 40%
Government - - 10% $0%

Seource HREA Advisory

To estimate future market supportable standard industrial square footage in the Scuth Bay, HR&A used the
South Bay current average of 1,630 square feat par worker. Next, supportable demand was adjusted for
the South Bay vacancy rate. Then, Chula Vista's standard industrial demaond was estimated as a percent
capture of the larger South Bay submarket. Using this methodology, the analysis estimates total standord
industrial demand in Chula Vista to be 1.7 million to 3.3 million square feet through 2050. Using an FAR of
0.40, which is typical of standard industrial spaces in the City and aligns with the City's General Plan, this
translotes into 97 1o 189 acres of land needed to accommodate the standard industrial demand.
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Figure 30. Standord Industrial Demand’

2020 2035 2050
Category Low? High? Low? High?
Standard Industrial
Employment in San Diego 136,500 142,250 155,500 147,500 174,250 Jobs
County
South Bay Share of
Standard Industrial 11.0% 11.6% 11.6% 12:2% 12.2%
Employment
Standard Industrial
Employment In the South Bay 15,000 16,500 18,000 18,000 21,250 Jobs
Required Industrial SF 24,450,000 26,895000 29,340,000 29,340,000 34,637,500 SF
Vacancy Rate* 4.3% 7.0% 7.0% 7.0% 70%

Required Standard Industrial
with Vacancy Ad|ustment
Increase in SF from 2020

25,548,500 28,919,250 31,548,500 31,548,500 37,244,500 SF

3,370,750 6,000,000 6,000,000 11,696,000 SF

Supply

Chula Visto Capture® 950,000 1,691,250 1,691,250 3,296,750 SF
Average FAR® 0,40 0.40 0.40 0.40

Chula Vista Acreage Need 55 97 97 189  Acres

" Standard ndustrial refers to industrial proparty types other than flex manuvfaciuring, legisics, ond servics,

2 Low stenaric based an SANDAG compounded annual growth rate for San Diego County employment {2020-2050)

*High scenario based on CA EDD compounded anaual growth rate for San Diego County employmant {2016.2026)

4 Assumes a structural vacency of 7%

i Copture Is based on o faw share capturs banchmarked to tha propomon of current inventery m Chula Vista as @ part of the
South Bay.

¢ Typical FAR for logistics space

Source: US Canius LEHD Data, SANDAG Forecasts, CA EDD Forscasts, HR&A Advisors

To estimate future market supportable flex square footage in the South Bay, HR&A used the South Bay
current average of 410 square feet per worker. Next, supportable demand was adjusted for the South Bay
vacancy rate. Then, Chula Vista's flex industrial demand was estimated as g percent capture of the larger
South Bay submarket. Using this methodology, the analysis estimatas rotal flex demand in Chula Vista 1o be
225,000 to 544,500 square feet through 2050, Using an FAR of 0.25, which is typical of fiex spaces in the
City and aligns with the Gty's General Plen, this translates into 27 to 50 acres of lond needed to
accommodate the flex demand.,
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Figure 31; Flex Demand

2020 2035 2050
Category Low! High? Low! High?
Flex Employment in San Diego County 42,250 45,500 50,500 48,000 58,750 Jobs
South Bay Share of Flex Employment 8.9% 8.8% 8.8% 9.4% 9.4%
Flex Employment in the South Bay 3,750 4,000 4,500 4,500 5,500 Jobs
1,8450
Required Flex SF 1,537,500 1,640,000 1,845,000 00 2,255,000 SF
Vocancy Rated 8.1% 7.0% 7.0% 7.0% 7.0%
Required. Flex with Vaedncy 1,673000 1,763,500 1983750 887 5 4n47s0 SF
Ad|ustment | R ) e 50 2T
310,75
Increase in SF from 2020 Supply 0,500 310,750 0 751,750 SF
225,00
Chula Vit Capture 65,500 225000 e 544,500 SF
Average FARS 0.25 0.25 0.25 0.25
Chula Visto Acreage Need 6 21 21 50 Acres

! Low scenario baved on SANDAG compounded annual growth rate for San Diege County employment {2020-2050)]

" High scenario based on CA EDD compounded anual growth rate for San Diego County amployment {2014-202¢4)

T Assumes o structural vecancy of 7%

ICapture by based on o fair shore capturs banchmarked to the proportion of cuerent Inventary in Chula Vista as o part of the South
Bay.

iTypical FAR for flax space

Source: US Cevws LEHD Data, SANDAG Farecasty, CA EDD Forecats, HRE&A Advissrs

Altogether, total demand for ndustrial space in Chula Vista s estimated between 1.9 million and 3.8 million
square feet through 2050. This means the City will nead between 118 and 239 acres to accommodata future
industrial growth.

Figure 32: Total Industrial Demond (Standard ond Flex)

2020 2035 2050
Category Low' High? Low!’ High?
Industrial Employment In San
Diego County 178,750 187,750 206,000 195,500 233,000 lobs
South Bay Share of
Industrial Employment 10.5% 10.9% 10.9% 11.5% 11.5%
Industrial Employment in the
South 8ay 18,750 20,500 22,500 22,500 26,750 lobs
Required Industnial SF 25,987,500 28,535000 31,185,000 31,185,000 34,892,500 SF
Vacancy Rate 4.5% 7.0% 7.0% 7.0% 7.0%
Required Industial with
Vacancy Adjustment 27,221,500 30,682,750 33,532,250 33,532,250 39,669,250 SF
Increase in SF fram 2020
Supply 3,461,250 6,310,750 6,310,750 12,447,750 SF
LChida Viste Capture 1,015,500 1,916,250 1,916,250 3,841,250 SF
Average FAR? Varies Varies Varies Varies
Chula Visto Low Acreage
Need 61 118 118 239 Acres

TLow scanario bosed on SANDAG compounded annuval growth rate for Sun Disgo County employprent (2020—2057)]

“High sceaario based on CA EDD compounded anaval growth rata for San Disgo County smployment {2016-2024)

JFAR varies based on the mix of standard industrial and flex space. Typical FARs for standard industrial end flax 1pace were
vrecl of 0.40 and 0.25 respoctivaly.

Source: US Census LEHD Data, SANDAG Farecasts, CA EDD Forecasts, HR&A Advisers

Chula Vista currently has sufficient industrially zoned lend 1o meet projected industrial demand. As shown in
Figure 33, should the Ciry realize its projecred 2050 demand, Chula Vista wiil have betwaen 190 and 311
remaining acres for future industrial development.
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Figure 33: Industrial Land Capacity in Chulo Visto

2020 2035 2050
Calegory Low' High? Low' High?
Net industria! Acres? 1926 1,926 1,926 1,926 1,926 Acres
Net industriol Acres in Use* 1,497 1,497 1,497 1,497 1,497  Acres
Required Additionol Acres 61 18 118 239 Acres
Required Total Acres 1,558 1,615 1,615 1,736  Acres
Surplus Acres 368 311 311 190 Acres

' Low scenano based on SANDAG compounded annual growth rate for San Diege County employmaent {2020-2050)
*High scenario based on CA EDD compounded anmal growth rate for San Risgo County amployment {2016-2026)
1 Ciry of Chula Vista

4 City of Chula Vista

Source: City of Chwlo Visto Industrdal Lands Invantory, HREA Advisors
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APPENDIX 2: OFFICE MARKET ANALYSIS
Introduction

The following analysis provides an averview of the Chula Vista office real estate market to inform the Ciry's
assessment of proposed Villoge 3 lond use changes. Village 3 is located in Chula Vista, south of the Otay
Landfili and north of the Otay River Valley. The analysis first considers the current supply of office properties
and the land thot can accommodote office development according to the General Plon, It fhen estimates
future demand for office space In Chula Vista based on regional employment projections. In addition 1o the
overall performance of general office properties, the analysis considers the perfermonce of medical office,
o subset of the general office market,!?

Two geographies serve as benchmarks for Chulo Vista's performance: San Diege County and its South Bay
submarker. The South Bay, depicted in Figure 34, consists of the southeastem poriion of San Diego County
and is natable for its border shared with Mexico.

Figure 34: Map of Office Markefs

N

ree: CoStar

¥ CoStar defines “medical office” as "spedal purpose multl- or single-tenant facilines with mora than 50% of the denised space
suitable for medical uses sudh oy general procice, dental, surgical or other prachces ulilizing Interior Insprovements not generally
found in busingss support facilities,”
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Supply Analysis
San Dicgo County Market Overview

The San Diege Office market consists of over 117 million squore feet of commercial office. Majer office
centers are located In downtown San Diego ond in close proximity to the biotech clusters near the University
of Californio, San Diego, which account for 70 million square feet.2?

The office market has steadily improved since the 2007-2009 Grear Recession. As illustrated in Figure 35,
vacancy rates have dropped from approximately 14 percent in 2010 1o 9 percent in 2019, while deliveries
of new office space have been consistent and totaled nearly 8 million square feet of new office space. Over
this fime period, rents clsa increased 35 percent from $1.99 to §2.67 per square foot per month. San Diego
County’s diversified economy—including a strong biotech and life science ecosystem, highly skilled labor
supply, and proximity e world-class research universities—has been the driver of the improvement in office
performance.

Flgure 35: Net Absorplion, Deliveries, and Vacancy in San Diego County

1,800,000 16%
1,600,000 14%
1,400,000 o
1,200,000

10%

Square Feet
@
Ed
Vacancy Rate

o
=

1,000,000
£00,000
400,000
400,000 .
200,000 I o
0 - 0%
# &

A M R

w—Net Alssorption W Deliveries  se—'/acancy

5
F3

»N

Source: CoStar
The South Bay and Chula Vista Markets Overview

The South Bay submarket comprises 4.7 millian square feet of office space, accounting for 4 percent of the
county’s Inventory. This submarket s primarily suburban In namure; while portions of Netional City are close
to Downtown, the center of the submarket is approximately 10 miles away from established office clusters
in Downtown ond more than 20 miles away from the office clusters found In the Lo Jolla UTC.

Chula Vista’s 3.3 million square feet of office space represents 3 percent of the county's inventory. While
comprising a small part of countywide inventory, Sauth Bay offics is clustared in Chula Vista, accounting for
69 percent of the South Bay's inventory. As such, the South Bay's office trends closely mirrer those of Chula
Vista.

“ Indudes the Downtawn San Diage, North San Diego, and Cantral San Diego submarkets per CoStar,
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Figure 36. South Bay Office Inventory and Planning Areas
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Since the Greot Racession, the office vacancy in Chula Vista has declined guickly, faliing from 15 percent in
2010 10 6 percent In 2019, 3 percentage points below the countywide average. This decline in vacancy
was the result of office absorption outpacing new construction In the City. Over the last 10 years, Chula Vista
sow net office obsorption of 407,600 square feet and only 72,000 square feet of new construction.
However, low vaconcies hava not been suffidient to raise Chula Vista rents as high as County averags. As
Illustrated in Figure 37, between 2010 and 2019 rents increased 20 percent in Chula Vista but 36 percent
countywide. In the last 3 years, berween 2017 and 2019, rents in Chula Vista have remained fiar while
county rents increased & percent,
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Figure 37. Comporaofive Rents and Vocancy Rotes
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The following factors likely account for the difference in office performance between Chula Vista and the
county:

® Chula Vista is a suburban office market, far from the county's major offica centers. Suburban offices
generally achleve lower rents. As illustrated in Figure 38, rents in the South Bay and Chula Vista are
lower than San Diego County for all types of office.

® There is a lower proportion of Class A office?’ space in Chula Vista compared to the county. These
spaces account for 14 percent of Chula Viste's office inventory compared to 37 percent of countywide
office space (43.5 million squora feet). There are five Class A office buildings in Chule Vista totaling
450,000 square feet, split between the westside, near Scripps Hospital and the superier court, and the
Eastloke Business Park.

* While overall vacancies are low, existing Class A office buildings in Chula Vista have struggled to
attract fenants, They average a vacancy rate of 17 percent, 11 peints higher than the citywide average
of & percent. A broker noted that cne of their Class A office buildings In Eastlake is 47 percent vacont
after 8 years of marketing the building.

¢ Chula Vista has more medical office as a proportion of its total office inventory than does the
county. Forty-six percent of Chula Vista's office inventory Is medical office compared to 16 percent
countywide, and medical office generally commands lower rents than other office space, Medlcal office,
like retail, s often locared near resicential areas, while other types of office (known os
“employment-based office”), is more likaly to locate within office clustars.

=1 Costar defines a “closs A office building” as "an extremaly desirable Investment-grade proparty with tha highast quality
comtruction and workmanship, mateclals and systems, significant architectural features, the highest quality/expenive finish and teim,
abundant ities, first rote mai ce and t; uswally occupied by prestigious tenants with chove average rental

rotas and in on excellent location with exceptional accessibdity,

9
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Figure 38: Office NNN Rent Comparison (2079)
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Figure 39: Office Inventary Camparizon {2019)
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Seurce: CoSrar
Chula Vista’s Pipeline

Though the Chula Vista market is currently subwrban in nature, the City of Chula Vista has planned for a new
employment-based district colled the Eastern Urban Center {EUC) Sectienal Planning Area (SPA) which will
contdin the “highest concentration of retall, employment, residential, civic and cultural uses” on the eastern
side of the City.2? The Millenia development, which is coterminous with the EUC SPA, permin ever 3.3 million

< Planning and Building Department, "Otay Ranch Eastern Urban Center (FUC) Sactional Planning Area (Spa) Plan: Infroduction”
{City of Chula Vista, 2018].
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square feat of commerdal development and nearly 3,000 residential units on 230 acres, The EUC SPA
mentions that this district will have o dose relatienship te surrounding plan araas, including the University
Innovation District (Ul District), and the Village @ Sectional Planning Area (Village 9). The Ul Districr is a 375-
acre area adjacent to the EUC SPA where the City looks to develop a new university under o Campus 2.0
model, which deconstructs the traditional university compus inte an urban district that integrates of academic,
residential, and employment uses, retaining talent as part of an “intellectual ecosystem.”?3 Village ¢ &= a
323-acre area immediately south of the EUC SPA approved for development of a mixed-use, walkable
community that promotes “synergistic uses and graceful fransitions’ between adjocent plonned areos.?4

At the Millennia development, over 1.2 million square feet of new office is proposed acoss three projects
on the remaining 41 acres of vacant land. If reaiized, these projects would grow the City's office inventory
by 35 percent. Only one of the three office projects, Think 2, is entitled, for 318,000 square feet of cffice.
The developer envisions Class A office 1o serve corporate headquarters and for high-tech tenants, However,
the developer has not secured an ancher tfenant, a likely prerequisite befare beginning construction. The
other twa propesed office profecss are still in conceptual phoses. In centrast, to dare 144,000 square feet
of retall, @ 135-room hotel, and over 2,400 residential units have been built or are under construction. The
EUC's office component will likely require a catalytic investment 1o begin. Stalled demand for office in the
wake of COVID-19 likely means little new office development in the near future.

No development is currently in the shott-term pipeline for Ul Distrdet or Villuge 9. However, securing a
university could catalyze office development in the Ul District, where the City envisions 2.0 millien square
faat of high-tech and office space, Village 9, where the City envisions 1.5 million square feet of commercial
space, and the EUC SPA. These three adjucent arecs are best-positioned 1o attract Class A employment-
based office to the City as the office market matures over the coming decades.

Office Land Supply

Office can locate in a variety of commercial areas, including zones not strictly designated for this lond use.
Medical office, for example, often locates in retail centers, and office is sllowed In flex industrial?® zones
with a <onditional use pearmit. In fact, 51 acres of office are located in the Eastlake Business District on
industrially zoned land, 24 percent of the area’s total industrial acreage (210 acres). As shown in Figure 40,
office can be accommodated on over 3,300 acres land In the Ciry,

23 Ponning and Building Department, "University inncvation District Sectional Planning Area Plan” (City of Chula Vista, 201 8}.
24 Pranning and Building Departrment, "Sectional Planning Area Plan: Village 9" (Gty of Chula Vista, 2014},

<* CoStar defines "Flex" oz "buildings desgned to be tile, which may be used in combination with office, rezearch and
development, quasi-retall sales, and mduding but not limited to industrial, warebouse, and distribution uses, At least 50% of the
rantable area rea of the building must be used o3 office space.” Flax floarplates are typically smaller than standard ndustrial
buildings. This industrial cotegory Includes Hight distribution and light manufaciuring, which are typically located in smaller facilities
with at-grade-loading, and oftan have more space dadicatad to office.
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Figure 40: Chula Vista Office Land Inventory

Land Category Total Acres Share
Developed Office-Accommodating Acres’ 2,260 68%
Undevelcped Office-Accommodating Acres 1079 32%
Total Office-Accommodating Acres? 3,339 100%

" CoStar acreaga tor office, flex, and retail uses in Chula Vista. Offics currently
comprises 2195 of this careage,

< City of Chula Visto General Plan, Chapter 5 Land Use and Transportation
Eloment, Tabla 5-6 Gsneral Plan Usa Distibution in 2030, Offica-
accommnodating lands mcude (Refad, Professional & Admin, Mixad Use
Commercial, Mixed Use Tramit Focus Areq, Umited Industdal, Regional
Tachnology Pork, Eastern Urbon Center office land only, and Town Center
designations).

Soures. City of Chula Vista General Plan, CoStar, HRE&A Advisors

The City has sufficlent commercial lands 1o accommodate future office development, According to CoStar,
office, retall, and flex Industrial cccupy 2,260 oeres in Chula Vistg, leaving over 1,000 acres undeveloped
that would accommodate future office development. Using the current average affice FAR in the City of
0.25, and sssuming all vacant acres are developed as office, the City could accommodate 11.8 million
square feet of new office or 3.5 times the current inventory. Realistically, other uses will also occupy the
currently undeveloped office-accommodating acres in the City. Assuming office maintains its porflon of
development on office-accommodating acres (22%), office would occupy 234 acres of the undeveloped
office-accommodating acres. This rransiates inte 2.5 millien square fee? of new office that the City could
accommodate using a 0.25 FAR. Under this conservative scenario, the City still have capacity to nearly
double its current affice inventory.

Additivnally, new or redeveloped office could have higher densities than the current average of 0.25 FAR.
For the EUC, the City's planned 3.3 miliion square feet of commercial development on approximatrely 90
acres translotes to an average FAR of D.84. Additionally, the City is planning for 2.0 million square feet of
development designated as Business Innovation in the Ul District. Among other high-tech and commercial uses,
this land designation permits all types of office uses, with preference for uses offilicted with the planned
university. Further, the City is planning for up 1o 1.5 million square feet of commercial development in Village
9, 1.2 million of which is specifically designated for office. Together, the EUC, Ul District, and Village 9 have
a plonned capaciry 2.1 times the Ciry's current office inventory. Evidence of new office development
embracing higher densities, the progposed Think2 project has an FAR of 0,52,

Demand Analysis

SANDAG’s 2013 estimate of 1.4 million San Diego County jobs in 2020 served c4 the foundation for HR&A's
estimated demand for future office square feer for both the South Bay and Chula Vista. To present ¢ low
and high range for demand, HR&A applied twe different annual job grawth factars to project 2050 jobs.
The low scenario uses an annual growth rare based on SANDAG's projected compound annual grawth rate
between 2008 and 2050 from its 2013 Sun Diege County regional forecast, while the high scenario uses an
annual grewth rate bosed on California Employment  Development Department's (“CA  EDD")
projected compound annual growth rate between 2016 and 2026 from its 2019 San Diego County regional
forecast.

HR&A supplemented SANDAG's employment projections with mare recant and detailed Census Bureau data
on current employment in the county fo estimate office-space-vsing employment {see Figure 41). Using this
data, HR& A estimates the Scuth Boy will capture 7 percent of all new office Jobs ceuntywide. This assumes
that all office sectors in the Scuth Bay will grow propertionally with overall SANDAG projected county
growth.
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Figure 41 South Bay Job Shore Compostion of San Diego County

Industry Ceategory 2002 2010 2017
Agriculture and Mining 2% 2% 2%
Construction 5% 5% 5%
Manufacturing 9% 9% 9%
Wholesale Trode 1% 12% 10%
Retall Trade 12% 15% 16%
Transportation, Warehousing, and Utilities 8% 15% 19%
Information Systems 3% 4% 4%
Finance and Real Estate 6% 7% 7%
Protfessional and Business Services 3% 4% 4%
Education and Healthcare 11% 10% 1%
Lelsure and Hospltality 7% 8% 8%
Office Services 8% 13% 9%
Government 5% 11% 10%
Source: U5 Census B Longrtudinal Employar& hoid Dy Survey (LEHD]

HR&A then estimoted the share of office-spoce-using employment. Figure 42 illustrates how office
employment is aftributed across various Industry categorles.

Figure 42: Space Usage of Warkers by Industry

Worker Space Usage

Indusirial Office Other

Industry Category

Agficulturs and Mining . . 100%
Construction . 10% 90%
Manufacturing Q5% 5% -
Wholesale Trade 80% - 15%
Retrail Trade - 10% 20%
Transportation, Warehousing, end Utilities 80% - 20%
Information Systems - 85% 15%
Finance and Real Estate - 95% 5%
Professional and Business Services 5% 65% 30%
Education and Healthcare 5% 30% &5%
Lelsure and Hospitality 0% 5% 95%
Office Services 10% 50% 40%
Government - 10% 90%

Source: HR&A Advisors

To estimate future morket supportable office square footage in the Scuth Bay, HR&A used the San Diego
County current average of 250 sguare feet per worker. Next, supportoble demand was adjusted for
the South Bay vacancy rote. Then, Chula Vista's office demand was estimated as a percent capture of the
larger South Bay submarket, Using this methodology, the analysis estimates rotal office demand in Chula
Vista to be 1.4 million to 2.3 million square feet through 2050, Finally, this square footage was converted
into acreage using a conservafive estimate of FAR of 0.35, which represents the lower end of the 0.35 to
1.50 General Plan density for the Professional & Admin land use designation, This yields a demand estimate
of 94 10 154 acres of office-accommodating land through 2050.
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Figure 43. Office Demand

2020 2035 2050
Category : _ Low! High? Low! High?
Ctfice Enpayment ¥1.3on Blago 398,000 449750 480,250 493,000 562,500 jobs

County

;;“"'p:;:;:ns"”" Aot 6.8% 67% 6.7% 6.7% 67%

g;'“ Englonmant-b:thaSadit 27250 30250 32250 33,7250 38,000 Jobs
Required Office SF 6,812,500 7,562,500 8,062,500 8,312,500 9,500,000  SF
Vacancy Rates 49%  100%  10.0% 10.0% 10.0%
i:“;;x’f"“‘ Wil Vacsney 7,163,500 8,402,750 8,958,250 9,236,000 10,555,500  $F
Increcise in SF from 2020 Supply 1,239,250 1,794,750 2,072,500 3,392,000 SF
Chula Vista Coptures 855,500 1,239,000 1,430,750 2,341,750 SF
Average FAR 0.35 0,38 0.35 0.35

Chula Vista Acreage Need 56 81 9_4____M

TTow scanario hated on SANDAG compoundad annual growth rata for San Diago County amployman [2020-2050]
“High scenano based on CA EDD compounded ammual growth rate for San Diege County employment (20146.2024)
' Assumes o structural vacancy of 10%
‘Capture is based on a fair share capture bendimarked to the proportion of current inventory in Chule Viata a1 a part of the
South Bay (69%).
* Minimum FAR designated for Professional & Admin land use desig per the Chula Vista General Plan
Souwrce US Census LEHD Data, SANDAG Forecasts, CA EDD Focecasts, HR&A Advisors

To determine the impact of this demond on Chula Vista's land capocity, HR&A estimated the demand for
non-office uses (industrial and retail) thar would also occupy some of the office accommodating land, HR&A
assumed that the proportion of office occommodating land currently occupied by office, as opposed to retail
or Industriol, would remain relatively constont ar 22 percent, Therefore, where office demand is barwean
94 and 154 acres through 2050, the demand far all office-accommodating uses is between 427 and 698
acres. Subtracting this demand from the current 1,079 undeveloped office-accommoduoting acres leaves
between 381 and 653 surplus acres. Therefore, even using a conservative FAR, this analysls concludes that
there is suffident land to secommodate future office demand in Chula Vista.

Figure 44. Office Land Capocity in Chula Vista

2020 2035 2050
Category Low! High* Low’ High=
Office-Accommodoting Acres’ 3,339 3,339 3,339 3,339 3,339 Acres
Office-Accommodating Acres in Use+ 2,260 2,260 2,260 2,260 2,260 Acres
Current Surplus Acras 1,079 1,079 1,079 1,079 1,079 Acres
Required Additionol Acres {office) 56 81 94 154 Acres
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Required Additional Acres (non-office uses)® 199 288 333 545 Acres

Reguired Additionol Acres (all uses) 255 369 427 698 Acres

Surplus Acres 524 710 653 381 Acres

'Low scenatic based on SANDAG compounded anmal growth rate for San Diego County employment (2020-2050)

“High scanario based on CA EDD compounded annual growth rate for San Diego County employment {2015.2025)

1City of Chula Vista Ganscal Plan, Chapter 5: Land Use ond Transportation Element, Tabls 5-6 Gensral Plan Use Distribution In

2030, Offic dating lands Include Retall, Professional & Admin, Mixed Use Commerdal, Mixed Use Transit Focus Avea,

Limirad Industrial, Regional Technology Park, Eostern Urban Canter office land only, and Town Center designations.

“CoStar aceaye for office, flex, and retoil uses in Chulo Vista

° Assumas office demands 21% of additional acres, simidar to its currant prepertion of offica-accommedating acres in vsa
Source: City of Chuta Vista General Plan, CoStar, HRE&A Aclvizors
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APPENDIX 3: GENERAL AND LIMITING CONDITIONS

1.

2.

o

10.
1L

12

13

Any person who refies on or otherwise uses this Study 15 required 1o have first reod, understood and accepted the following
disdosras, limitetions and disdaimers, and will, by reasen of such reliance or other use, be deamed 1o have read, understood
and accepted the same.

HREA Advivers, Ine, [HREA] hos basn anguged and companiated by the City of Chula Vista 1o prepare this Study, In
prepdring iz Study HREA hos used it independent profassional [udgment and skillt in good faith, subject to the limitations,
disdosures and disclaimers heraln.

This Stuely (s boyed on estimates, assumphions and ofher infarmation devaloped by HREA, other third party consultants, and
city officials. Every reasonable sffort has been mode to ensvre that the data cantalned In this Study are accurats as of the
date of this Study; however, factors exist that are cutsde the control of HREA and that may offect the astimates and /or
projactions noted herein. HR&A neither guarantees any reslts noc takes responsibility for their octual adievement or
continuing applicability, a5 actual outcomas will depend on futura avants and drounstances beyond HREA's control,

HREA raviewed the information and projedions provided by third parties vsing its independent profesional wdgment and
thille In good faith, but s ne lability resulling from errors, omiviions or any other inaccurades with respsad to the
infermation provided by such third parties refereaced In this Study,

HR&A also relied on data provided by or purdiased from the U.S, Census, San Disge Coundl of Gavernments, California
Employment Development Department, CoStor Group, and discussions with aty staff, Ayres Land Company, and brokers
familiar with the area, HR&A assumes no liabllity resulting from ermors, omissions or any othes Inaccurades with respect to the
information provided by these parties.

In addition fo relymg on dato, mformation, projactions and forecasts of others as refarred to above, HR&A has included in
this Study estimates and assumplions made by HREA that HR&A believes ars appropriate, but HR&A mokes no
repeesentation that there will be no vorionces batween octual ovtcomes and such and

No summar y or abstract of this Study, and no excerpts fram this Sudy, may be made for any pwpon without HR&A's peier
written consent.

HR&A has provided an analyss of residual land value to daterming the velue of the site for industrial via. The analysisis
based on HR&A's experiance and familionty with national best practices for value s of Inc prod

propertias, HRE&A |s not o licensed real estate appraiser and makes no further representations regarding such osﬂmoms

No opinion is intended 10 be expresed and no responsibility is assumed for day motters that are legal in nature or require
lagal expertise or spedahzed knowledge beyond that of a real estate consuitant.

Many of the figures presantad in this report will be roundsd. HREA disclalms any and all llablity reloting 1o rounding ercors.
This Stuely may be relied on and otherwise vted only by persons who receive this Study from HR&A or with HREA's prier
written consent and only for the purpose stated in writing in conjunction with such receipt o consent, No reliance on or other
use of this Study by any person or for any purpoze other than as stated in the previous sentence is permitted. HREA
disdaims all responsibility In the case of any rellance on or other use of thiz Study in conflict with the above portions of this
paragraph.

If the Study is referred to or indudsd In any offering matenal or prospsctus, the Study sholl bs deemad to have besn
induded for informational purposes only and its use thall be subjedt to these General and Limiting Conditions. HREA, its
diractors, officars and employees have no bability to recpients of any such offaring mataricl or prosp HR&A disclai
any and afl lebllity to any party.

This Studly is qualified in its ensirety by, ond should be ceasidered in light of these General and Limiting Conditions. By use of
this Study, each party that uses this Study agress 1o be bound by oll of the General and Limitng Conditions stated herain,

HREA Advisors, Inc. Village 3 Industrial and Office Uses Market Analysis | 45



