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EXECUTIVE SUMMARY

PROJECT DESCRIPTION AND SETTING

The Chula Vista Town Centre II project is located on approximately 65 acres

within the City of Chula Vista's Town Centre Project No. I Redevelopment Plan
area and is known as the Chula Vista Shopping Center. This EIR is supplemental
to EIR No. 73-13 which, in 1978, assessed the establishment of the Town Centre
No. I Redevelopment Plan Area. The project site is bounded by H Street, I
Street, Broadway, and approximately 100 feet west of Fig Avenue. Presently the
project site consists of two separate areas bisected by the block of 5th Avenue,
between H Street and [ Street.

The entire 65-acre site is developed and, with the exception of an existing Boys
Club at the intersection of 5th Avenue and [ Street and one residential unit
fronting on I Street, is devoted to the commercial/business use of the shopping
center. The existing center contains approximately 191,050 square feet of small
tenant gross leasable area {GLA), the 80,000 square foot J. C. Penney department
store, the 161,000 square foot Broadway department store and the 249,000 square
foot Sears department store, which is located east of 5th Avenue. On the
periphery of the existing mall are located:. a Boy's Club; one residential unit; two
restaurants (Bob's Big Boy and Burger King); a Pacific Bell Telephone office;and a
building containing a Security Pacific Bank, a Vons, a Sav-On and several small
shops. The total GLA of the existing center is approximately 662,500 square feet.

The focus of this amendment to the Town Centre II Redevelopment Plan is to
provide for the use of tax increment revenues generated by the project to finance
the project, including sales tax and use tax revenue sources as may be transferred
from the City of Chula Vista to the Redevelopment Agency. The Redevelopment
Plan will be amended to include limitations that: (1) set forth the maximum
amount of tax increment revenues the Redevelopment Agency may receive during
the term of the Redevelopment Plan, and (2) set forth the maximum amount of
bond indebtedness that may be outstanding at any one time. The Amendment also
inciudes a listing of potential projects that the Redevelopment Agency
contemplates implementing under the Redevelopment Plan, and attendant
administative changes to the Redevelopment Plan required by the Community
Redevelopment Law as part of the amendment process.

The proposed project involves the expansion and renovation of the éxisting Chula
Vista Shopping Center to provide one contiguous shopping center of unified design
and to ensure continuity for pedestrian and vehicular circulation. The proposed
expansion of 141,400 square feet of gross leaseable area in new, primarily single
story, mall shops would be accomplished by connecting the two portions of the
existing shopping center, now separated by 5th Avenue. The project proposes the
closure of the block of 5th Avenue between H Street and I Street, with a new mall
expansion added at grade between the existing Broadway and Sears department
stores. In addition, the existing shopping mall would be modified and renovated so
as to be compatible with the newly constructed expansion area. The shopping
center is proposed to be primarily single-level with an open-air configuration.
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ENVIRONMENTAL ANALYSIS

Traffic

Total cumulative future traffic volumes were calculated consisting of the current
traffic, the through traffic diverted from 5th Avenue, the additional traific
generated by the shopping center expansion, the traffic generated by the Chula
Vista Bayfront Project and a 3 percent per year growth factor for 1.25 years for
other unknown future developments. The proposed project would result in direct
increased traffic on several streets in the study area from the diversion of traiffic
from the vacated 5th Avenue between H and I Streets. The distribution of the
through traffic now using that block of 5th Avenue, as determined by the license
plate survey, was distributed to either Broadway or 4th Avenue based on current
traffic count data and travel patterns. The estimated peak hour "through" trips
diverted to surrounding streets range from 265-345 for southbound trips and from
240-310 for northbound trips, depending on the particular peak hour. The traffic
analysis concluded that a net increase of approximately 4,200 daily trips would be
associated with the shopping center expansion. '

The increased cumulative traffic volumes would result in a significant reduction
in the level of service at the Broadway/H Street intersection from Level of
Service E to a Level of Service F, exceeding the roadway capacity. The &th
Avenue/H Street intersection would worsen from Level of Service D to Level of
Service E with project implementation. These are regarded as significant
environmental impacts associated with traific. The applicant is proposing the
implementation of several mitigation measures at the intersection of Broadway/H
Street, 4th Avenue/H Street, 4th Avenue/I Street and 5th Avenue/I Street. With
implementation of the proposed mitigation measures, the incremental traffic
effects associated with project implementation would be mitigated. One
intersection, Broadway/H Street, would, however, continue to operate at LOS E
during the p.m. peak hour even with implementation of the proposed mitigation
measures. The LOS E at this intersection would occur with or without the
proposed project and is the resuit of general development in the area, not directly
the result of implementation of the proposed project. Mitigation measures
proposed by the project would actually improve the Level of Service at this
intersection from E to D during the midday peak hour. Additionally, the applicant
is proposing the cul-de-sacing of Fig Avenue, just north of Shasta Street, to
eliminate the possibility of motorists driving on Fig Avenue as a bypass street
after the vacation of 5th Avenue. With that change, the integrity of the
residential neighborhood would be preserved.

Noise

Noise levels were measured along sensitive residential streets affected by the
Center. The change in future noise levels resuiting from project implementation
was calculated and compared to Chula Vista noise standards. An estimated 0.4
dB(A) increase in noise levels would result with the implementation project for
those residences along Fig Avenue. This 0.4 dB(A) increase would not
significantly affect those residences. Noise levels for residences that have a
common boundary with the shopping center are therefore currently within the
City's performance standards and would remain so with implementation of the
proposed project.

g



For those residences located along 4th Avenue and I Street, implementation of the
proposed project, in addition to anticipated future development in the project
area, would increase existing noise levels by 1-1.5dB(A). This increase is not
regarded as significant.

Air Quality

The net regional emissions Increase from project implementation would not
contribute to overall emissions in the San Diego Air Basin and would not be
considered to be significant on a cumulative basis. The retention and expansion of
the shopping center was considered a viable land use according to the Chula Vista
Town Center II Redevelopment Plan which implements the Chula Vista General
Plan. An increase in emissions resulting from the General Plan land use
designations were used to develop the Regional Air Quality Strategy (RAQS) and
the State Implementation Plan. Since the proposed project land use designations
and intensity are in conformance with the General Plan no significant air quality
impacts will result from implementation of the expansion.

The project includes several features to reduce air pollutant emissions through
reduced traffic congestion and encouragement of pedestrian and transit modes of
transportation.

Utility Relocations

The closure of 5th Avenue associated with the project would require the
relocation of two high pressure gas mains located in 5th Avenue. According to
SDG&E, these existing lines serve major portions of the South Bay area and
relocation of these lines would have potentially significant impacts. The
significance of these impacts would depend upon the ultimate plans for the
relocation of the gas mains and their compatibility with SDG&E's operating
objectives.

Other utility relocations associated with project implementation include
relocation of an existing 3" water main located in 5th Avenue, the abandonment in
5th Avenue of the 8"-10" sewer main serving the existing shopping center, some
reconfiguration of the 29"-6l" drainage facility in 5th Avenue, telephone and
electric facilities located within the 5th Avenue right-of-way and the on-site
expansion/upgrading of existing fire mains and fire hydrant systems. A hydraulic
network analysis should be conducted by the sweetwater authority to determine
the most appropriate method of relocating the water lines, including potential
effects on other facilities caused by the relocation, and possible ‘reconfiguration
of existing on-site lines. Some temporary disruption of services would likely be
associated with these relocations but this impact is not regarded as significant.

According to SDG&E, complete mitigation of potential impacts associated with
relocation of the gas lines in 5th Avenue could only occur through a redesign of
the project which would permit retention of the lines in 5th Avenue. Such
alternative redesigns are presented in the alternatives section of this EIR. It
should also be possible to develop a relocation plan which would be acceptable to
SDG&E. Such a relocation should be closely coordinated between SDG&E, the
City and the applicant.
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Fiscal Analysis

Anticipated net revenues to the City of Chula Vista generated by the project are
the property tax increment, to be utilized by the City's Redevelopment Agency,
and an increase in the share of sales tax revenue to the City. If, as initially
proposed, only the tax increment is utilized, there would not be sufficient funds to
cover debt service associated with the share costs to be financed by the
Redevelopment Agency, even assuming 90% of the increment to be allocated to

the City.

From the perspective of the City, however, the project may generate substantial
revenues from increased sales taxes and from forestalling a potential decline in
sales taxes, if no redevelopment were to occur. Based on projected sales after
redevelopment, property tax increment plus increase in sales tax over the
estimated 1936 level will be sufficient to cover debt service for the proposed
project, under all assumptions regarding the allocation of tax increment between
the City and other jurisdictions.

The project will have a positive net fiscal impact, if the City authorizes the

application of a portion of increased sales tax to the Redevelopment Agency for
debt service and other project costs.

ALTERNATIVES

No Project

Under this alternative there would be no change from existing conditions. The
shopping center would not be expanded or rencvated and there would be no change
to 5th Avenue between H Street and I Street. The Chula Vista Shopping Center
would continue to be bisected by 5th Avenue. The applicant has indicated that
sales at the shopping center are diminishing. It is their projection that under the
No Project Alternative a further reduction in sales would occur and the departure
of the J. C. Penney and Broadway stores are likely. This alternative would not
take advantage of this opportunity for redevelopment of the shopping center
consistent with the Town Centre II Redevelopment Plan.

The No Project Alternative would avoid significant traffic impacts and potential
significant impacts associated with relocation of utility lines which would result
under the proposed project. The alternative of undertaking no redevelopment
would likely lead to a reduction in sales tax revenues, a reduction which might
exceed any temporary increase in property tax resulting from reassessment at the
time of transfer,

Partial Depression of 5th Avenue and Partial Elevation of Mall Expansion

This alternative would maintain north/south travel along 5th Avenue by partially
depressing the street between H Street and I Street and partially elevating the
mall expansion over 5th Avenue. The extent of the shopping center expansion and
the renovation of the existing mall would be the same as the proposed project.
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In terms of the partial street depression, by only partially depressing the street,
the depression could be accomplished within the one-block area, taking into
account the 8-9 foot natural elevation difiference between the Sears and Broadway
department stores and minimal clearances for expected vehicular traffic. The
depression of the street would begin immediately south of the H Street right-of-
way and immediately north of the [ Street right-of-way, sloping down to the
tunnel area under the shopping center expansion, across 5th Avenue. Traffic
movements on H Street and I Street would not be affected under this alternative
with the partial depression of 5th Avenue between these two streets.

However, due to the location of the top of the ramps for the partial depression of
S5th Avenue at the eastern and western property lines, an internal 'ring road"
would not be possible under this alternative. The applicant has indicated that a
ring road is critical to the economic success of a shopping center. Without such
on-site circulation, traffic would not be able to access the site from any point and
freely circulate to other desired locations. Access to the site would be
additionally affected under this alternative by eliminating the access to the
center from the depressed portion of 5th Avenue. Additionally, the applicant
feels that by maintaining 5th Avenue through the site, several problems would
result including: retaining walls, safety railings, and landscaping which can
impose a visual as well as physical barrier that creates a negative image of
shopping convenience; and the air rights over 5th Avenue would have to be
acquired for construction of the expansion area. The applicant projects a 20
percent reduction in rents and a 15 percent reduction in sales with implemen-
tation of this alternative when compared with the proposed project.

The partial depression of 5th Avenue would require the reconfiguration and
possible relocation of the water and gas mains now located in 5th Avenue.
Depression of the water lines could create low points which, during a failure or
maintenance of the water main, will cause a ponding of water in the low point.
This would result in increased maintenance requirements. According to SDG&E,
the potential would exist with either the partial or full depression alternative for
the entrapment of gas under the depressed portion of the street.

Additionally, the existing sewer and storm drains would be intercepted by the
retaining walls for the street depression. The relocation of the sewer line is
considered to be relatively routine and no significant impact is anticipated. The
interception of the storm drain by the depression of 5th Avenue could resuit in
adverse impacts. The feasibility of mitigating this impact would require a
thorough analysis. A holding tank and pump station would need to be constructed
to transfer the storm drainage to another storm drain location off the site. Due
to the magnitude of the pump station that would be required, the cost impli-
cations would be significant. The combined effects of increased costs and
reduced revenues would result in negative fiscal effects under this alternative.

Full Depression of 5th Avenue, Creation of Single-Level Expanded Mall

This alternative would maintain north-south travel along 5th Avenue by fully
depressing the street for the one-block area between H Street and I Street. The
shopping Center expansion and renovation of the existing shopping center would be
the same as that which would occur under the proposed project. In order to
comply with street design standards and provide adequate stopping site distances,



the vertical curves of the new 5th Avenue profile {(descent and ascent ramps)
would have to begin approximately 800 feet north of H Street and 300 feet south
of I Street. As a result of this physical requirement, the study recommended in
addition the following improvements:

o Seven existing streets be rebuilt as cul-de-sacs
o Two new by-pass roads be buiit
o Four signalized intersections be created

Within the limits of the center, shoppers would have the same retail environment
as if 5th Avenue were vacated. The applicant has indicated that short term sales
losses would be expected to occur during the construction phase; however, no
significant impact on center sales in the long term would be expected. The
barriers created by the tunnel ramps could create adverse effects on the
surrounding commercial and residential properties.

It is anticipated that significant traffic impacts could be associated with the road
network changes required under this alternative. The full depression of 5th
Avenue under the shopping center expansion would require the reconfiguration or
relocation of the water and gas lines now located In 5th Avenue. Depression of
the water lines under this alternative could create low points which, during a
failure or maintenance of the water main, will cause a ponding of water in the low
point. This would result in increased maintenance requirements. According to
SDG&E, under this alternative the potential could exist for entrapment of gas
under the depressed portion of the sireet. Impacts associated with
reconfiguration of sewer and drainage facilities would be similar to those
described under the partial depression alternative. Costs associated with the
improvements required under this alternative would be significant. The high
improvement costs associated with this alternative would result in adverse fiscal
impacts.

Full Elevation of Mall Expansion, Retaining 5th Avenue at Grade

Under this alterantive, 5th Avenue would remain at grade as a through street and
the shopping center expansion would be elevated above 5th Avenue. The
expansion and renovation of the shopping center would create a contiguous center
of unified design. As opposed to the proposed project and other mall expansion
alternatives, the mall would result in a distinct two-level design with the existing
shopping center located west of 5th Avenue remaining single-story and the
shopping center expansion area being a full-story elevation higher. As with the
No Project and Partial Depression Alternatives, 5th Avenue would continue to
physically bisect the site. An internal "ring road" would not be possible under this
alternative, which the applicant has determined to be critical to the success of a
regional shopping center.

As shown in Figure 10, two possible design schemes for the elevated portion of the
mall include: (1) the expansion area being elevated 17 feet at the Broadway store
to allow for a second floor connection to the store or (2) bridging 5th Avenue and
descending on each side of the street to the first floor entrances at the Sears and
Broadway stores. According to the applicant, problems would be associated with
either of these schemes. The first scheme involving a second floor main entrance
to the Broadway would require remerchandising the store to re-orient the prime
entrance to the second level. The second scheme would require shoppers to walk
up and over the 5th Avenue right-of-way and then back down again on the other
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side of 5th Avenue. The applicant considers such a design to be less desirable
from a market standpoint than is the proposed project design; shoppers are
generally unwilling to change levels twice in order to access the major depart-

ment stores.

Although no qualitative traffic analysis was completed for the project alter-
natives, the same significant impacts to the Broadway/H Street and the #4th
Avenue/l Street intersections would potentially result under this alternative, as
under the proposed project. No utility relocation would be required under this
alternative, therefore the potentially significant impacts associated with
relocation of the gas mains in 5th Avenue as would be required with
implementation of the proposed project would be avoided with this alternative.
The expense of constructing an entirely elevated expansion area would be
significant. The combined effects of increased costs and reduced revenues would
result in negative fiscal effects under this alternative. :



1.0 INTRODUCTION

This Environmental Impact Report (EIR) provides a detailed review and analysis for
the potential environmental impacts that would result from implementation of the
proposed Town Centre II project. The applicant proposes to acquire the parcels of
the Chula Vista Shopping Center and rennovate and expand the shopping center to
create a unified, contiguous, primarily single-level mall. This EIR is supplemental
to EIR No. 78-13 which, in 1978, assessed the establishment of the Town Centre
No. I Redevelopment Plan Area. The existing Chula Vista Shopping Center is
located on approximately 65 acres along 5th Avenue between H Street and I Street.
The existing center is developed with approximately 669,500 square feet of retail
area including Broadway, J.C. Penney and Sears department stores. The proposed
project wouid retain the existing uses on site, would expand the existing retail area
by approximately 141,400 square feet, and would renovate and refurbish the entire
shopping center. Actions required for project approval include:

Vacation of 5th Avenue between H Street and I Street.
o Approval of the site plan and architecture by the Design Review

Committee.

o Enactment of an owners participation agreement by the Redevelopment
Agency.

o Relocation of utilities within the vacated block of 5th Avenue.

o Vacation of a small portion of Fig Avenue to permit construction of a

barrier to redirect traffic flow from Fig Avenue to Shasta Street.

This EIR is informational in nature and is intended for use for the City of Chula
Yista and the public in the review and consideration of this proposed redevelopment
project. Alternatives to the Town Centre II project are also presented in this
document. The EIR has been prepared in accordance with the requirements of the
City of Chula Vista Environmental Review Procedures and complies with all
criteria, standards and procedures of the California Environmental Quality Act of
1970 (PRC 21000 et. seq.) and State EIR Guidelines (Administrative Code 15000 et.

seq.).

This report has been prepared by the Technical Studies Group of PRC Engineering,
San Diego, in cooperation with the Environmental Review Coordinator of the City



of Chula Vista. The scope of the analysis was determined by the City of Chula
Vista and by responses to a Notice of Preparation distributed by the City in
September, 1986. In accordance with the scoping process carried out by the City
of Chula Vista, this EIR addresses the areas of concern as determined by the
Environmental Review Coordinator which could involve significant environmental
impacts, either individually or cumulatively, The following areas of concern are
addressed in this EIR: Traffic, noise, air quality, utility relocation and fiscal
analysis. Four alternatives are also addressed in this EIR: (1) No project; (2)
Partial depression of 5th Avenue and parna.l elevation of mall expansion between
the Broadway and Sears buﬂdmgs' (3) Full depressxon of 5th Avenue and creation of
a unxﬁqd, c_ontxguous, smgle—lev_el mall, as with the p_roposed project; and () Retain
5th Afénue.at the exxsung grade and full elevation of the mall expansion, between
the Broadway and Sears b:.u'ldings,. over 5th Avenue. The fiscal and financial
analyses as contained in Section 3.5 of this report are subject to further review and
analysis consistent with the refinement of the project's financial variables.
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2.0 PROJECT DESCRIPTION

2.1 LOCATION

The Chula Vista Town Centre II project is located on approximately 65 acres within
the City of Chula Vista’'s Town Centre Project No. II Redevelopment Plan area and
is known as the Chula Vista Shopping Center. The project site is bounded by H
Street, I Street, Broadway, and approximately 100 feet West of Fig Avenue. The
shopping center is located approximately 0.75-1 mile from the City of Chula Vista
Central Business District and Civic Center, and is thus identified by the City as an
extension of the "Urban Core." Presently the project site consists of two separate
areas bisected by the block of 5th Avenue, between H Street and I Street. The
project site may be located on page 69 of the Thomas Brothers Map Book,
coordinate D-5. Figures ! and 2 are a regional map and a vicinity map of the

project site,

2.2 PROJECT DESCRIPTICN

Existing On-Site and Surrounding Uses

The entire 65-acre site is developed and, with the exception of an existing Boys
Club at the intersection of Fifth Avenue and I Street and one residential unit
fronting on I Street, is devoted to the commercial/business use of the shopping
center. Figure 3 illustrates the existing site development. The existing center
contains approximately 190,500 square feet of small tenant gross leasable area
(GLA), the 80,000 square foot J.C. Penney department store, the 150,000 square
foot Broadway department store and the 249,000 square foot Sears department
store, which is located east of 5th Avenue., On the periphery of the existing mall
are located: a Boy's Club; one residential unit; two restaurants (Bob's Big Boy and
Burger King); a Pacific Bell Telephone office; and a building containing a Security
Pacific Bank, a Vons, a Sav-On and several small shops. The total GLA of the
existing center is approximately 669,500 square feet. Adjacent land uses include:
strip commercial development on H Street and Broadway; single-family residential
development on Fig Avenue and on the south side of I Street; a commercial
development at the corner of Broadway and I Street; and a San Diego Trust &
Savings bank located northeast of the shopping center at H Street and F ig Avenue.
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PROJECT DESCRIPTION

Since the adoption of the Town Centre II Redevelopment Plan, several attemps
were made to revitalize, redevelop and enhance the economic, physical and social
character of the Chula Vista Shopping Center and the Sears retail center without
success either individually or jointly between private enterprise and the Chula
Vista Redevelopment Agency. The constraint of implementation directly related
to the inability of the Redevelopment Agency to provide financial assistance
required for on- and off-site improvements necessary for the redevelopment of the
project area and the lack of financial resources available to the Redevelopment

Agency to create the public/private relationship necessary for implementation.

The focus of this amendment to the Town Centre II Redevelopment Plan is to
include financial provisions authorized by the "California Community
Redevelopment Law" (Health & Safety Code Sec. 33,000, et seq.). In particular,
the Amendment will provide for the use of tax increment revenues generated by
the project to finance the project, including sales tax and use tax revenue sources
as may be transferred from the City of Chula Vista to the Redevelopment Agency.

In conformity with the Community Redevelopment Law, the Redevelopment Plan
will be amended to include limitations that: (1) set forth the maximum amount of
tax increment revenues the Redevelopment Agency may receive during the term of
the R;edevelopment Plan, and (2) set forth the maximum amount of bond

indebtedness that may be outstanding at any one time.

The Amendment also includes a listing of potential projects that the
Redevelopment Agency contemplates implementing under the Redevelopment Plan,
and attendant administative changes to the Redevelopment Plan required by the

Community Redevelopment Law as part of the amendment process.
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Project Characteristics

The proposed project invoives the expansion and renovation of the existing Chula
Vista Shopping Center to provide one contiguous shopping center of unified design
and to ensure continuity for pedestrian and vehicular circulation. The proposed
expansion of 141,400 square feet of gross leaseable area in new, primarily single
story, mall shops would be accomplished by connecting the two portions of the
existing shopping center, now separated by 5th Avenue. Figure 4 illustrates the
site plan for the proposed project. The project proposes the closure of the block of
Sth Avenue between H Street and [ Street, with a new mall expansion added at
grade between the existing Broadway and Sears department stores.

In addition, the existing shopping mall would be modified and renovated so as to be
compatible with the newly constructed expansion area. The shopping center is
proposed to be primarily single-level with an open-air configuration. It is designed
as a well lighted, well landscaped shopping center of unified design, comparable to
University Town Center or Mission Yalley Center, both located in the San Diego

metropoiitan area.

The proposed shopping center is designed to encourage leisure, entertainment and
dining, in addition to retail shopping. A food court, including 11 to 14 kitchens
offering differing food menus, would be located at roughly midpoint in the mall
expansion area between the Broadway and Sears department stores. Figure 5 shows
a detailed site plan of the food court area. Due to an 8-9 foot elevation difference
between the first floors of the Broadway and Sears stores, the food court area is
designed as a split-level area to facilitate pedestrian circulation between the two
department stores. An escalator and elevator will be located within the central
plaza area of the food court to enable shoppers to easily move between the first
floor levels of the Broadway and Sears department stores. The split-level design of
the food court will enable a few retail stores to locate under portions of the food

court kitchen area.

Existing customer parking areas would also be modified in conjunction with the
proposed project. The parking index to be utilized is based on the parking of 4.2

cars per 1,000 square feet of sales area, including an approximate 20 percent
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allocation for compact cars. The existing Boys Club site, located on the northeast
corner of 5th Avenue and I Street and the residential unit located in the southeast

corner of the site, would be acquired as part of the project and redeveloped for use

as part of the shopping center parking.

The closure of 5th Avenue between H Street and I Street and development of the
street right-of-way as part of the mall expansion, will require the relocation of
utilities within the vacated block of 5th Avenue. Utilities required to be relocated
as part of the project include two high pressure gas mains and a water main.

Construction of the project, including the utilities relocations, is proposed to be
completed within a single phase and is anticipated to take approximately 12 months
to complete. The expanded and renovated mall is projected to be in full operation

by the end of 1988.

Goals and Objectives of the Project

To boost diminishing sales levels at the Chula Vista Shopping Center, the applicant
has identified four major objectives of the proposed project to enable the shopping

center 1o compete with other regional shopping centers.

o Connect the center, making a unified, single-level appearance

o Provide a "ring road" within the site, surrounding the stores to permit
unified circulation and efficient parking and the orientation of shoppers
to department store and mall entrances

0 Raise the ratio of mall area stores to anchor department store area

0 Renovate the center to reflect an up-to-date and prosperous image

Each of the factors listed above are considered to be critical by the applicant in

the expansion and renovation of the existing shopping center.
The goal of the City's Town Centre No. II Project Redevelopment Plan is to

revitalize the project area as a competitive regional shopping center. Objectives

of the plan include:

-10-



Elimination of blighting influences, including incompatible land uses,
obsolete structures, inadequate parking facilities, unsightly or unat
tractive signage and graphics, and inadequate landscape and townscape
planning.

Elimination of environmental, economic, social, planning', and physical

deficiencies.

The strengthening of the mercantile posture of Town Centre No. II, and
the improvement of retail trade therein.

The renewal of Town Centre No. I's physical plant and the improve-
ment of its land use patterns and spatial relationships.

The retention and expansion of viable land uses, commercial enter-
prises, and public facilities within the area.

The attraction of capital and new business enterprises to the project

aread.

The comprehensive beautification of the area, including its buildings,
open space, streetscape, street furniture, graphics, and signage.

~11-
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3.0 ENVIRONMENTAL ANALYSIS

The following categories have been identified to have the potential for significant
environmental impacts if the proposed project is implemented. These five
environmental analysis factors are evaluated in detail for the proposed project in

this section and are evaluated for four alternatives in Section %.0.

0

Traffic: The effects on the local street system resulting from the
closure of 5th Avenue, the increase in vehicular trips generated by the
shopping center expansion, the traffic that would be generated by other

nearby planned developments, and growth.

Noise: The effects on community noise levels resuiting from project
implementation, including the closure of 5th Avenue and the shopping
center ekpansion, with the focus being on the residential areas along I
Street and 4th Avenue.

Air Quality: The effect on the local air quality as a result of the
increased vehicular trips generated by the shopping center expansioh
and the project's compliance with regional air quality strategies and the
State Implementation Plan (SIP).

Utility Relocation: Potential effects associated with relocating
utilities from the vacated portion of 5th Avenue.

Fiscal Analysis: The anticipated costs to the City with and without
project implementation, the anticipated revenues to the City, and a

comparison of the anticipated project costs and revenues using various

alternative plans.
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3.1 TRAFFIC
A traffic analysis for the proposed project was completed for the City by Donald
Frischer and Associates in August 1986. The traffic study Is included in the

appendix to this report and sumarized blow.

Existing Conditions

The project study area, bounded by Broadway, H Street, 4th Avenue and I Street, is
well served by the existing freeway and street network. Interstate 5 is located 0.4
miles west of the site, with interchanges at H Street and J Street. Interstate 805
is located approximately two miles east of the project site, with the nearest access
at H Street. The State Route 5% (SR-54) extension is under construction and will
connect I-5 and [-305. The freeway is expected to be completed in August 1933.
Fourth Avenue will be the primary access road to the SR-54 extension.

Broadway, along the west side of the Chula Vista Shopping Center, 5th Avenue,
bisecting the shopping center, and 4th Avenue, east of the shopping center, are
north-south arterials connecting Chula Vista with National City to the north and
the Otay Mesa area of the City of San Diego to the south. Broadway is classified
as a Major Road according to the Circulation Element of the City of Chula Vista
General Plan; 5th Avenue is classified as a Collector Road between E Street and J
Street; and 4th Avenue is currently classified as a Collector Road in the vicinity of
the project area. H Street, the northern boundary of the Chula Vista Shopping
Center, runs east-west and connects to both I-5 and I-805. This portion of H Street
in the vicinity of the project area is classified as a Major Road. I Street forms the
southern boundary of the shopping center and runs in an east-west direction. This
street does not have freeway access and is classified as a Residential Collector

Street. Fig Avenue, classified as a Residential Street, runs north-south and is the

access road for the residential development adjacent to the eastern boundary of

the project site.
Chula Vista Transit Routes 703 and 706 currently use 5th Avenue between H Street

and J Street. These two routes are among the & transit routes which provide direct

access to the shopping center.
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The traffic analysis for existing conditions, and future conditions with project
implementation, focuses on intersection analysis, as opposed to link volumes on
particular streets. Intersection analysis is considered to be an appropriate type of
analysis for this project. In an urbanized setting such as the project area,
intersections are considered to be the key constraints to traffic movement.

Fourteen intersections were identified as being critical in the traffic analysis.

Current morning, midday, and afternoon peak-hour intersection turning-movement
traffic volumes for the 14 critical intersections in the vicinity of the project site
were obtained from the City of Chula Vista Public Works Department. The trafiic
volumes were counted on weekdays between March and May of 1986. Hourly
automatic machine counts on all driveways of the shopping center and on major
streets in the vicinity of the project were obtained for 24-hour periods in May and
June of 1986 by Newport Traffic Studies under contract to Donald Frischer &

Associates.

Current volume/capacity ratios and the levels of service at the 14 critical
intersections were calculated utilizing the Intersection Capacity (ICU) method.
Level of Service is a term used to describe prevailing conditions and their effect on
traffic. Level of Service (LOS) is a qualitative measure of the effect of such
factors as trave!l speed, travel time, interruptions, freedom to maneuver, safety,
driving comiort and convenience. Six Levels of Service, A through F, have been
defined in the Highway Capacity Manual of 1965. Level of Service A describes a
condition of free flow, with low traffic volumes and relatively high speeds, while
Level of Service F describes forced traffic flow at low speeds with jammed
conditions and queues which cannot clear during the green phases. Existing
intersection volumes and detailed ICU calculations are contained in Appendix A of
this EIR. The current levels of Service (LOS) and volume/capacity ratios are listed
in Table 1.

As shown in Table 1, 11 intersections operate at LOS C or better at all times, and 3
intersections operate at or close to capacity (LOS D or E) during the midday peak
hour. (Broadway/H Street, 4th Avenue/H Street, and 3rd Avenue/H Street). Two
of these same intersections currently operate at LOS D or E during the afternoon
peak hours as well (Broadway/H Street and 4th Avenue/H Street).

~14-
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Potential Impacts

o)

Methodology

The traffic analysis of cumulative future traffic volumes at the 14 critical

intersection, involved a %#-step analysis.

ll

4.

The amount of through traffic on 5th Avenue between H Street and I Street
was determined and the through traffic was redistributed to nearby streets to
reflect the vacation of 5th Avenue.

Trip generation rates were applied to the 141,400 square feet of G.L.A.
expansion and distributed to the potential street system (with 5th Avenue
vacated) incorporating the estmated travel patterns.

Trips generated by the Chula Vista Bayfront Project were distributed to the
street system and a growth factor was applied to the current traffic volumes
to reflect other potential developments in the project area. The Bayiront
Project involves the multiple use of approximately 850 acres for commercial,
residential industrial park, and recreational uses and is significantly larger in

scope than the proposed project.

The distribution of trips from all three of the above steps were added
together to arrive at the cumulative future traific volumes.

A license plate survey of cars currently utilizing 5th Avenue between H and I
Streets was conducted to determine the percentage of "through" trips. The
percentage of "through" trips in shown in Table 2. As shown in Table 2, throughout
the day the majority of trips on 5th Avenue are considered to be "through" trips.

-16-



TABLE 2
ESTIMATED THROUGH TRAFFIC ON 5TH AVENUE

Morning Midday Afternoon

Direction Peak Hour Peak Hour Peak Hour
Southbound entering at H Street

Total number of vehicles 300 545 560

Number of through vehicles 265 290 345

Percentage of through vehicles 80% 53% 62%
Northbound entering at I Street

Total number of vehicles 230 460 420

Number of through vehicles 240 . 265 3i0

Percentage of through vehicles 85% 58% 74%

Source: Donald Frischer and Associates, 1986

o) Impacts

The proposed project would result in direct increased traffic on several streets in
the study area from the diversion of traffic from the vacated 5th Avenue
between H and I Streets. The distribution of the through traffic now using
that block of 5th Avenue, as determined by the license plate survey, was
distributed to either Broadway or 4#th Avenue based on current traffic count data
and travel patterns. It was assumed that 50.percent of the through traffic would
divert onto Broadway and onto 4th Avenue before reaching H Sireet from the
north or I Street from the south. The remaining 50 percent of the "through” trips
were assumed 1o not divert to Broadway or 4th Avenue until reaching the shopping
center at H Street or I Street. The estimated peak hour "through” trips diverted
to surrounding streets range from 265-345 for southbound trips and from 240-310
for northbound trips, depending on the particuiar peak hour.

~17-
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In order to forecast the increase in traffic generated by the expansion of the
shopping center, trip generation rates were applied to the existing traffic counts
for the center. Because convenience stores, such as Vons Market and Sav-On
Drugs Inc., generate more trips per 1,000 square feet than do stores in a regional
shopping center, those trips associated with the convenience stores were
separated from the GLA of the mall stores. Table 3 illustrates the forecasted net
increase in shopping center traffic with the expansion of 138,900 square feet of
GLA. (It should be noted that the traffic analysis was based on the Initial
projected mall expansion of 138,900 square feet of GLA and the current site plans
calls for 141,400 square feet of GLA expansion. This difference of 2,500 square
feet does not significantly affect the conclusions of traffic analysis.) The
traffic forecast excluded the momning peak hour since all of the study intersections
are operating at LOS B or better during the morning peak hour and most of the
retail shops do not open until after the morning peak hour. As shown in Table 3 a
net increase of approximately 4,200 daily trips would be associated with the mall

expansion.

The additional 4,200 trips generated by the mall expansion was distributed to the
future- street system, with 5th Avenue vacated between H and [ Streets,
incorporating the estimated travel patterns patterns in Table 4.

-18-
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TABLE &
Estimated Traffic Distribution
After Shopping Center Expansion

Origins Percentage
of
Expansion Traffic

Eastbound on G Street
Westbound on G Street
Eastbound on H Street
Westbound on H Street
Eastbound on I Street
Westbound on I Street
Eastbound on J Street
Westbound on J Street
Northbound on Broadway
Southbound on Broadway
Northbound on 5th Avenue
Southbound on 5th Avenue
Northbound on 4th Avenue
Southbound on 4th Avenue
Northbound on 3rd Avenue
Seuthbound on 3rd Avenue
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— Less than one percent

Source: Donald Frischer and Associates, 1986

Total cumulative future traffic volumes were calculated consisting of the current
traffic, the through traffic diverted from 5th Avenue, the additional traffic
generated by the shopping center expansion, the traffic generated by other known
future developments in the vicinity of the study area, and a 3 percent per year
growth factor for 1.25 years for other unknown future developments. The Chula
Yista Bayfront Project is the only known development in the vicinity of the project
site that is considered to significantly impact the future street system; therefore,
trip distribution for the Bayfront Project conducted by Urban Systems Associates
in 1986 was included in the traffic forecast for this project. The results of the ICU
analysis under future conditions with the proposed project for the 14 critical

intersections are listed in Table 5.

Table 6 presents a comparison of levels of service at the key intersections analyzed
in the Frischer study both with and without the proposed project. It should be
noted that the "with project” levels of service include both the proposed project
and anticipated future developments in the project area. As shown on Table 6,
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implementation of the proposed project, including the closure of 5th Avenue, would
affect the Level of Service at 4 intersections in the vicinity of the project site.
These four intersections include the following: Broadway/H Street - reduction in
Level of Service from E to F during both the midday and p.m. peak hours;
Broadway/I Street - }eduction in Level of Service from A to B during the midday
peak hour; 4th Avenue/H Street -reduction in Level of Service from D to E during
both the midday and p.m. peak hours; 4th Avenue/J Street — reduction in Level of
Service from B to C during the p.m. peak hour.

TABLE 6

: LEVEL OF SERVICE COMPARISON. -
EXISTING CONDITIONS VS. FUTURE CONDITIONS PLUS PROJECT -

Midday Peak PM Pea.k
Intersection “Existing Future " Existing Future
w/o Project w/Project w/o Project w/Proiect
Broadway/G Street A A A A
Broadway/H Street E F E F
Broadway/I Street A B A A
Broadway/J Street A A A A
5th Avenue/G Street A A A A
5th Avenue/H Street A A A A
5th Avenue/I Street A A A A
5th Avenue/J Street B A C C
4th Avenue/G Street A A A A
4th Avenue/H Street D E D E
4th Avenue/I Street A B A A
4th Avenue/J Street A A B c
3rd Avenue/H Street D D C C
3rd Avenue/I Street A A A A
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Analysis of Significance

Implementation of the proposed project would increase the number of trips on the
streets located within the project area, most notably Broadway, H Street, I Street
and 4th Avenue. The increased cumulative traffic volumes would result in a
significant reduction in the level of service at the Broadway/H Street intersection
from Level of Service E to a Level of Service F, exceeding the roadway capacity.
The 4th Avenue/H Street intersection would worsen from Level of Service D to
Level of Service E with project implementation. These are regarded as significant
environmental impacts associated with traffic. The reductions in Level of Service
at the Broadway/I Street and 4th Avenue/J Street intersections are not considered
to result in significant impacts. These two intersections would remain at LOS C or
better.

Mitization Measures

The following measures are proposed by the applicant and recommended by the
Frischer study to mitigate potential traffic impacts associated with the proposed
project. With implementation of these measures, potential traific impacts
associated with the .project would be fully mitigated. One interesection,
Broadway/H Street, would continue to operate at LOS E during the p.m. peak hour
even with implementation of the proposed mitigation measures. The LOS E at this
intersection would occur with or without the proposed project and is the result of
general development in the area, not directly the resuit of implementation of the
proosed project. The intersection's volume/capacity ratio during the p.m. peak
hour would improve from 0.94 to 0.91 with implementation of the project and the
proposed mitigation measures. Mitigation measures proposed by the project would
actually improve the Level of Service at this intersection from E to D during the
midday peak hour. Figure 6 illustrates existing and projected levels of service at
key intersections with implementation of the proposed mitigation measures. Figures
7, 8 9, 10 and 11 illustrate proposed road configurations with implementation of

the proposed mitigation measures.
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Proposed Mitigation
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Broadway/H Street

0 Widen the H Street eastbound approach on the north side by three feet
and restripe for two left-turn lanes, two straight-movement lanes, and
one right-turn lane.

(o} Widen the Broadway southbound approach on the east side by two feet
to accommodate two left-turn lanes, two straight-movement lanes, and
a right-turn lane.

o Restripe the westbound approach on H Street to two left-turn lanes,
one straight-movement lane, and one optional straight-movement or
right-turn lane.

o} Restripe the Broadway northbound approach to two left-turn lanes, two
straight-movement lanes, and a right-turn lane.

4th Avenue/H Street

0 Widen the eastbound and westbound approaches on H Street by two feet
on the north side to accommodate two left-turn lanes, one straight-
movement lane, and one-optional straight or right-turn lane for both
approaches.

0 Widen the 4th Avenue southbound approach by three feet on each side
of the street and restripe to one left-turn lane, two straight-movement
lanes, and one right-turn lane.

o Restripe the northbound approach on 4th Avenue to one left-turn lane,
one straight-movement lane, and one optional straight or right-turn

iane.

In addition, the traffic study proposes the following mitigatiﬂon measures to
improve left turning movements at two intersections with I Street. Currently, the
intersections of 4th Avenue/lI Street and 5th Avenue/l Street have one-lane
approaches (the east and west legs of I Street at 4th Avenue, the south leg of 5th
Avenue at I Street). Considering the estimated volumes of the future left-turning
movements, it would be appropriate to have two lanes on each approach to the
traffic signal to separate left-turning movements from straight and right-turning

movements.
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4th Avenue/I Street

o Restripe the eastbound and westbound approaches to one left-turn lane
and one optional straight or right-turn lane.
o Prohibit parking on the eastbound and westbound approaches.

5th Avenue/I Street
0 Restripe the northbound approach on 5th Avenue to one left-turn lane

-1 -~ - and optional straight or right-turn lane.
9 ... Prohibit parking on the nor’:_hboﬁnd approach,

Addiﬁona.l.ly, to discourage. mﬁforisté from driving on F ig Avenue as a bypass: after
the vacation of 5th Avenue, the traffic consultant' recomin_ends th‘at Fig Avenue be
closed just north of Shasta Street, and motorists should be diverted eastward onto
Shasta Street. The portion of Fig Avenue north of Shasta Street would then
become.a private.driveway for. the developments Iocated at the southeastern and
southwestern corners of the intersection of Fig Avenue and I-! Street. The closure

of Fxg Avenuye to through traﬁxc is consxdered to result in a beneixcxal effect on

discouraging through traffic on this quiet residential street. Wlth ﬁla‘t ‘change, the
integrity of the residential neighborhood would be preserved.
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3.2 NOISE ANALYSIS

A noise analysis was completed for the proposed expansion of the Chula Vista
Shopping Center by San Diego Acoustics, Incorporated. The full report is included

in Appendix B of this report and is summarized below.

The noise study was conducted to show the change in community noise levels which
are likely to result from implementation of the proposed modifications to the Town
Centre O Shopping Center. Noise levels were measured along sensitive residential
streets affected by the Center. The change in future noise levels was calculated
and compared to Chula Vista noise standards.

The modifications to the Center are essentially internal and by themselves will not
result in additional noise generated by the Center. However, an increase in
shoppers will result in more automobile traffic on adjacent streets. In addition, the
modification plan proposes to close Fifth Avenue, between H and I Streets, which
will also modify adjacent street traffic. The latter effects were the subject of the

noise study.

Existing Conditions

o Existing Ambient Noise Leavels
Existing noise conditions were established through noise measurements made
at four locaitons representative of the residential areas adjacent to, or
affected by the Center. The measurement locations were:

1) 1Street, west of Fifth Avenue

2)  IStreet, east of Fifth Avenue

3) Fourth Avenue, north of I Street

4)  Back of Fig Street residences abutting the Center.

Noise levels were measured at two separate time periods, 1:30 to 2:45 PM

and 4:00 to 5:15 PM. Vehicles passing in both directions were counted during
the measurement periods so that correlation could be achieved between the
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noise levels and the number of vehicles. Measurements were made on
Tuesday, December 9, 1986. The results of the noise monitoring are
presented in Table 7. As shown in Table 7, existing ambient noise levels in

the study area range from 56-67 dB(A).
TABLE 7

Measured Noise Levels (dB{A)) and Associated Traffic

Location Time Period 1 Time Period 2
1:30 PM - 2:45 PM 4:00 PM - 5:15 PM
L eq,/Veh per Hr : L eﬁl/\feh per Hr
1St W of 5th 65/696 67/726
1St E of 5th 67/840 66/750
4th Ave Nofl 67/1518 67/1470
Res/Park Lot 56/ - 63/ -

Regulatory Framework

There is no specific criteria for traffic noise in the City of Chula Vista. The
Chula Vista Performance Standards and Noise Control, Chapter 19.66,
provides limits that one neighbor may inflict upon another. The Noise
Element of the General Plan notes that the State limits noise along major
roadways to 65 L dn® However, no distance is associated with that level and
many areas within Chula Vista (as well as San Diego) currently receive
traffic levels in excess of 65 L dn® As no other noise value is pertinent, the
change in the location of the 65 L dn Contour along the adjacent residential
streets was established as the primary criterion upon which to evaluate

potential noise impacts.

Potential Impacts

The most recent (10-27-82 and 5-24-83) traffic distributions along I Street and
Fourth Avenue were obtained from the Chula Vista Traffic Engineering
Department. Existing noise data information was obtained from actual field

measurements.
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Future traffic values were obtained from the report, "Traffic Engineering Study
Chula Vista Shopping Center" 8-18-86 by Donald Frischer & Associates. The report
notes that the modified Center will attract an increase of 4,200 daily trips. Of
these trips, 7.5% are expected to turn north on Fourth Avenue, with a similar
amount turning south on Fourth Avenue. Two percent of the new trips are
expected to travel westbound on I Street, with a negligible amount traveling
eastbound on I Street. These increases amount to 315 and 84 daiy trips which are
negligible considering the current volumes carried..

The most significant factor which will modify the noise along I Street and Fourth
Avenue will be the closing of Fifth Avenue between I and H Streets. The traffic
study- indicates that there will be.an approximate . split of Fifth Avenue.traffic
along I Street, east and west. This closing will add 3,750 trips in either direction
along I Street and along Fourth Avenue between H and I Streets. (It was assumed
that all of the added I Street traffic would turn on Fourth in an effort to go back to
Fifth Avenue.) Based on this anticipated trip distribution it was determined that
the projected trip increases associated with shopping center expansion and closure
of 5th Avenue would increase noise levels on the affected roadways by 1-1.5 dB(A).

The projected 1-1.5 dB(A) increase was utilized to determine changes in'the
location of the 65L dn, COntours along the affected roadways associated with project
implementation. The effect of the increased trafiic on existing ambient noise
conditions was calculated and the locations of the 65 L dn Contours were identified.
The current and future locations are noted in Table 8, Since the projected noise
increase along these roadways would be within 1-1.5 dB(A), no significant impacts
are anticipated.
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TABLE 8
Location of 65 L dn Noise Level Contours
(Present and Future} As A Resuit of Shopping Center Modifications.
(Distance of contour to center of street - Feet)

Street/Avenue Existing Conditions Future Conditions
Plus Project

I west of Fiith 37 52
I east of Fifth 33 47

Fourth south of H 39 50

The residences along Fig Street, which back onto the Sears parking lot have current
levels of 56 and 63 L eq on the parking lot side of a nine foot high block wall. The
expected increase in future Center trips is about 11%. If the traffic in this area of
the parking lot increases by 11%, the increase in noise level at this point will be .4
dB. As the reduction over this 9 foot wall is 12 to 15 dB, the current levels in the
backyards of the homes are estimated to be 41 to 48 Leq. The estimated 0.4 dB(A)
increase associated with the project would not significantly affect these
residences. Noise leveis for residences that have a common boundary with the
shopping center are therefore currently within the City's performance standards
and would remain so with implementation of the proposed project.

Analysis of Significance

No significant increases in noise levels for sensitive receptors would be associated
with implementation of the proposed project including both redistribution of trips
in conjunction with the closure of 5th Avenue and addition of trips generated as a

result of the shopping center expansion. No significant noise impacts are

anticipated.

Mitigation Measures
Since no significant noise impacts will result with the expansion of the mall, no

mitigating measures are required to meet the Chula Vista noise standards.
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3.3 AIR QUALITY

Existing Conditions

The Chula Vista Town Centre II Shopping Center is located within the San Diego
Air Basin. The 3an Diego Air Pollution Control District (SDAPCD) is the
regulatory agency responsible for air quality monitoring, planning and enforcement.
SDAPCD maintains an air pollution monitoring- station which is located
approximately 1.5 miles east of the Chula Vista Town Centre II Shopping Center.

" Measurements from the Chula YVista monitoring station are compared with Federal

and State Air Quality Standards which have been established in order to protect

... public health and weifare. The State of California has established Ambient Air

Quality Standards (AAQS) which reflect levels of air quality considered safe. In
1971 National AAQS were.estabﬁshed for six pollutants. The attainment deadline
for national AAQS in San Diego County was set for 1987. The State AAQS are
considerably different from the national clean air standards as can be seen in the
following table (Table 9).

The following is a general description of climatic conditions that exist in the
project vicinity. Chula Vista is located within the coastal physiographic region of
Southern San Diego County. The coastal area has moderate temperatures with a
very small temperature range. For example, in Chula Vista the mean temperature
ranges from approximately 52 degrees in January to approximately 68 degrees in
August. Winds are generally light and variable in direction with the exception of
persistent westerly winds during summer afternoons. Relative humidity averages
from 50 to 70 percent during the fall and winter months, and from 60 to 80 percent
in the summer (University of California Agricultural Extension Service, 1970),

The air monitoring station closest to the project site is located at 80 East J Street
in Chula Vista. Data collected from this station reveals that the federal ozone
standard was exceeded on four days in 1985. The Chula Vista monitoring station
has also recorded annual averages for nitrogen dioxide, sulfur dioxide and total
suspended particulates. None of these poilutants exceeded federal standards at the
Chula Vista monitoring station during 1985.
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AMBIENT AIR QUALITY STANDARDS

Table 9

(CARB FACT SHEET 33,1/84),

R

Poilutant Averaging Time Caiifornia Standards National Standards f
Concentration Method Primary SJecondary Maethod
Qxidant 1 hour Q.10 pom Ultraviclet -— —_ —
{200 ug/ md) Photomatry
Qzene 1 nour - — 2.12 pom Same a3 Primary Ethyiene
(238 ugrm® Standard Chemiluminescance
Carbon Mancxide 90 pom Noa-Qispersive Same as Non-Disgersive
. 8 haur 110 mg/m3 Infrared ‘?9"‘;:{“"." Primary Inirared
Soectroscopy ) Stancards Soectroscopy
t hour 20 pom (NOIR) 40 mg/m? {NDIR)
{23 mg/md) {35 com
. P A - 10Q ug/m?
Nitrogen Oioxide nnual Average Gas Phase (0.05 cam Gas Phase
Chemilumi- Same 23 Primary | Chemiuminescance
1 hour Q.25 poemy nescancs - Standard
{470 yg/m3}
Suilfur Qioxxie Annuai Averags -— 30 ug/m3 -
Q.03 poml
24 howr 0.05 pomn ) 38% ug/m? -
{131 vg/m? Uhtraviolet {C.14 pom) Parsrosaniiine
Fluorascancs
3 hour - -— 1300 ug/m*
{Q.S pom)
1 hewur 0.5 som — —
{1310 ug/ Mm%
Aasyal Geometric 10ug/md
Qug/ — —
Susoended Mean
Porticuicte PM -—
Matter 19
[(PM
rod 24 hour 5Qug/md — —
Suspended Annuai Geometric — 75 ug/me 80 ug/m3
Pam%a::u Mesn — High Volume
Samapiing
24 naour — 250 ug/m? 150 ug/m?
Suifates 24 hour 25 ugs/md Turbidimnaetric - -_ —
Barium
Suifate
Lead 30 day 1.5 ug/m3 Atomie -— — _—
Aversge Absarption
Calendar - - 1.5 ugsm? Same 33 Pri. Atomie
Quarter mary Standard Alsarption
Hydrogen 1 hour Q.03 sam Caamium Hydrox- —_ —_— -
Suitice {42 ugs/m%) ide STRactan
Vinyl Chioride 24 hour 0.010 pom Ted!ar Bag
{Chicroethanae) {26 ug/m3) Collsction, Gas —_— -— —
Chromatagraphy
Visibiiity 1 cbservanon In sutficient amount (o
Reduting reducs the pravading visibility
Particies to less than 10 miles wnan the
relative Numidity i3 Jess than 70% — -— -
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Potential Impacts

Potential air quality impacts associated with the proposed project must be
evaluated in the context of regional air quality strategies and overall State plans
for attainment of air quality objectives. The project is consistent with the Town
Center II Redevelopment plan which was considered when the State
Implementation Plan (SIP) was written. Air emissions associated with redevelop-
ment of the shopping center have therefore already been considered in regional and
state air quality plans and the proposed shopping center expansion is considered to
be consistent with the SIP,

Another potential air quality impact could resuit from congestion that may occur
at two intersections near the shopping center. According to the traific study, the
intersection of Broadway and H Street as well as the intersection of 4th Avenue
and H Street would operate below level of service (LOS) C. The intersection of
Broadway and H Street is currently operating at LOS E, cumulative future traffic
including the proposed project would lower this to LOS F; however, the proposed
mitigation would bring the LOS up to D at mid-day peak hour and LOS E at p.m.

peak hour. The intersection of 4th Avenue and H Street is currently operating at

LOS D. The proposed project would lower the LOS to E, however with the proposed
mitigation measure the LOS will be brought back up to D. Such congestion could
result in a build-up of carbon monoxide at these two intersections; however,
congestion impacts would not be greater than those occurring under existing
conditions with mitigation as proposed by the traffic consultant. Since there will
be no net decrease in the intersection's LOS, no significant air quality impacts,

when compared with existing conditions, are anticipated.

There would be a minimal increase in automobile emissions as a result of the
additional trips that would be generated by the project. As can be seen in the
traffic analysis (Section 3.1) there will be an increase of 4,200 vehicle trips per
day. This reflects only a 10 percent increase over existing traffic volumes.

The following tables, Tables 10, 11 and 12 show daily auto emissions which would

result from the trips generated by the expansion of the project. Calculations were

-38-




made for reactive organic emissions, carbon monoxide and nitrogen oxide emissions
using three different conditions: hot stabilized, cold start and hot soak. It should
be noted that the hot soak condition is only applicable to reactive organics. The
California Air Resources Board (ARB) EMFACFC computer model was used to
calculate emission rates. The emission factor computer runs are included as
Appendix C to this report. The calculations of emissions were computed using the
following vehicle mixs 75% light duty automobiles (LDA), 15% light duty trucks
(LDT), 5% medium duty trucks (MDT), 2% heavy duty gasoline trucks (HDG), 2%
heavy duty diesel trucks (HDD), 1% motorcycle (MCY). The average trip length
was estimated at 5 miles and in' order to present a worst case analysis, an average
speed of 15 miles per hour was used.

-39-

J—

T

,___
i

e,

T

—

—



Table 10

WORKSHEET 1: HOT STABILIZED CONDITION FOR ESTIMATING TOTAL ORGANIC GASES

(HYDROCARBONDS), CARBON MONOXIDE AND NITROGEN OXIDE EMISSIONS

(1987 Vehicle Population Mix, Average Speed: 15 mph)

Name of Project: Chula Vista Town Centre II Shopping
Center
Number of Vehicle Trips per Day' : 4,200
Average Miles per Trip: 5
VMT = 4,200 Vehicle Trips X _ 5 _ Miles = 21,000
Day o Trip
Total
Organic
Gases = 21,000 (VMT) X  1.88 Grams~ B 454 Grams
Emissions Day Mile Pound
(includes ' _ ,
Hydrocarbons) 2,000 Pounds = .0434 Tons X .9038 = 0392 Tons
Ton Day (Total Day (Reactive
Organics) Organics)
Carbon = 21,000 (VMT) X  22.08 Grams 454 Grams
Monoxide Day Mile Pound
Emissions 2,000 Pounds = 5106 Tons
Ton Day
Nitrogen= 21,000 (VMT) X  1.69 Grams 454 Grams
Oxide Day Mile Pound
Emissions 2,000 Pounds) = .039 Tons
Ton Day

Source: EMFAC 7C Computer Model, California Air Resources Board, 1985
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Table 11

WORK SHEET 2: COLD START CONDITION FOR ESTIMATING TOTAL ORGANIC
(HYDROCARBONS), CARBON MONOXIDE AND NITROGEN OXIDE EMISSIONS

(1987 Vehicle Population Mix, Average Speed: 15 mph)

Name of Project:

Chula Vista Town Centre II Shopping Center

Number of Vehicle Trips per Day: 4,200
Average Miles per Trips 5
Total

. . 3.614 Grams 454 Grams
Organic 4,200 Trips X “Trp ~Pound
Emissions =
. 2,000 Pounds 0.0393 Tons : _
(Includes Ton Day (Total X 03038 =
Hydrocarbons) Organics)

0.0359 Tons
Day (Reactive Organics)

, . 91.641 Grams 454 Grams
Carbon 4,200 Trips X Trip ~Pound
Monoxide =
Emissions 2,000 Pounds 0.4239 Tons

Ton Day
. _ . 2.824 Grams 454 Grams
Nitrogen = 4,200 Trips X Trip Bound
Oxide
Emissions 2,000 Pounds - 0.0130 Tons

Ton

Day

Source: URBEMIS #1 Computer Model, California Air Resources Board, 1985
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WORK SHEET 3: TOTAL EMISSIONS FOR ESTIMATING TOTAL ORGANIC

Table 12

(HYDROCARBONS) EMISSIONS

(1987 Vehicle Population Mix, Average Speed: 15 mph)

Name of Project:

Chula Yista Town Centre II Shopping Center

Number of Vehicle Trips per Day: 4,200
Total
. JE 2,084 Grams 10,352.88 Grams
Crganic 4,200 Trips X = rp Trip
Emissions =
s 454 Grams  _ _2,000 Pounds 0.0119 Tons
(includes Pounds B Ton Day
Hydrocarbons)
0.0832 Tons (Hot Stabilized & = 0.951 Tons
Day Cold Start Emissions) Day
363 Days - 34.71 Tons
Year - Year
Total = 0.223 Tons (Cold . 0.5106 Tons (Hot -
Carbon Day Start) Day Stabilized)
Moxide 0.9336 Tons
Emissions Day
Total =  0.0130 Tons (Coid . 0.39 Tons (Hot _
Nitrogen Day Start) Day Stabilized)
Oxide 0.52 Tons
Emissions Day

Source: URBEMIS #1 Computer Model, California Air Resources Board, 1985
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Analysis of Significance

The proposed project would be consistent with regional air quality strategies and
with the State Impleméntation Plan. No significant air quality impacts are

anticipated.

Mitigation Measures

Although no significant air quality impacts would be associated with the proposed
expansion of the Chula Vista Shopping Center there are several project features to
reduce air - pollutant emissions through reduced traffic congestion and
encouragement of other modes of transportation. These project features include:

o Provision of a variety of transportation improvements, as described

previously, to reduce traffic congestion.

o Proximity to residential uses with potential for encouragement of

pedestrian access.

o Cooperation  with MTDB to encourage the continuation of transit

service in the vicinity of the project site.
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3.4 UTILITY RELOCATIONS

Existing Conditions

Existing utility and infrastructure services within the study area are provided by
the fouowing agencies: water service - Sweetwater Authority; sewer, storm drains
- City of Chula Vista; gas and electricity - San Diego Gas & Electric; telephone -
Pacific Telephone. Currently these agencies provide service to the shopping center
and surrounding area. A variety of existing utility and infrastructure facilities are
currently within the 5th Avenue right-of-way. The locations and conﬁguraﬁons of
existing utilities are described below and illustrated in Figure 12.

Water

According to City of Chula Vista Improvement Plans and the Sweetwater
Authority, the following water mains are located in the vicinity of the project site:
an existing 8" water main located in 5th Avenue, connecting to a 12" main in I
Street; an 8" main located in H Street; an 8" main in Broadway from I Street to
Fifth Avenue; a 6" main in H Street from Broadway to Fifth Avenue; and 8" and 10"
mains on-site. The 10" main on-site is the primary source of domestic water and
fire flow water for the shopping center. These lines provide water to the existing

shopping center and surrounding areas.

Sewer

The primary sewer facility currently serving the shopping center is an 8"-10" sewer
line extending across the shopping center parking lot between Broadway and Fig
Avenue. At 5th Avenue, this line is connected to an 8" stub located Wﬁhimthe 5th
Avenue right-of-way. The 5th Avenue stub serves only the shopping center and

does not serve adjacent land uses.

Drainage
The primary drainage facility currently serving the shopping center is a 32"-42"

reinforced concrete pipe (RCP) which extends across the shopping center parking
lot from Broadway to Fig Avenue. An existing 61" X 29" Corrugated Metal Pipe
Arch (CMPA) crosses 5th Avenue approximately 250' south of H Street with an
inlet for surface drainage from the west. The 50 year storm flow at 5th Avenue is
111 cubic feet per second (CFS).
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Gas

According to SDG&E, some of the company's most important gas facilities are
located within the 5th Avenue right-of-way. These include 10" and 20" high
pressure gas mains operating at 400 psi. According to SDG&E, these lines are of
regional significance in providing gas service to the South Bay area, primarily due
to the recent closure of SDG&E's LNG plant in  South Chula Vista. With the
closure of the LNG plant, no back-up for gas service to the South Bay area is
available. All natural gas to Chula Vista and areas south must therefore pass
through the existing gas line in 5th Avenue.

QOther Utilities
Standard telephone and electricity lines are also located within the 5th Avenue

right-of-way.

Potential Impacts

The primary utility relocations associated with implementation of the proposed
project would be the relocation of water and high pressure gas lines currently
located in 5th Avenue. Minor reconfiguration of sewer and storm drain facilities,
where they cross 5th Avénue, would also be required as would some relocation of
telephone and electricity lines. In general, relocation of utility lines to other

public rights-of-way would be preferred to provide for future ease of access for

maintenance and repair purposes.

Gas

According to SDG&E, in their letter prepared in response to the EIR Notice of
Preparation (Appendix D), protection of the high pressure gas mains in 5th Avenue
is of paramount concern, given their function in the overall gas distribution system
for the South Bay area. SDG&E notes that location of gas lines within a public
right-of-way provides the maximum protection from rupture due to excavation
activities. According to SDG&E, such protection could not be provided if the gas
lines were located in a parking lot or other non-public area. According to SDG&E,
relocating the gas lines to a position less safe than currently provided by the 5th
Avenue location, could significantly increase the potential for disruption of gas

service to large portions of the South Bay area.
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The applicant intends to work closely with SDG&E in developing a plan for
relocation of the high pressure gas lines. Relocatoin options currently under
consideration include Broadway, Fig Avenue, and a location with in the boundaries

of the existing Chula Vista Shopping Center.

Water

The existing 8" water main located in 5th Avenue would have to be relocated in
conjunction with the closure of 5th Avenue. Relocation of the 8" main to Fig
Avenue would require relocating of the water main the shortest distance possible
while at the same time maintaining the water line within an existing public right-
of-way. A variety of options are available in conjunction with relocating the water
main to Fig Avenue including upgrading of the existing é" line in line in Fig Avenue
to an 8"-10" line or construction of a parallel 8" line in Fig Avenue. A hydraulic
network analysis should be conducted by the Sweetwater Authority to determine
the most appropriate method of relocating the & main, including potential effects
on other facilities caused by the relocation and possible reconfiguration of the on-

site 8" and 10" lines.

Sewer

The closure of 5th Avenue associated with implementation of the proposed project
would likely resuit in the abandonment of the 8"-10" sewer main in 5th Avenue.
Since this sewer main serves only the existing shopping center, which can be served
adequately by the existing line traversing the parking lot, no significant impacts
associated with the abandonment of the sewer line in 5th Avenue are anticipated.

Drainage
In conjunction with the closure of 5th Avenue, some reconfiguration of the 29"-51"

CMPA in 5th Avenue would probably be required. As long as the inlet is
maintained to capture surface drainage from the west, no significant impacts are
anticipated. It may be desirable to provide an easement in the inlet area to ensure

that access can be maintained.
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Other Utilities
Relocation of the telephone and electric facilities located within the 5th Avenue

right-of-way are anticipated to be standard relocations typical of most new
development. Additionally, the proposed project will require the on-site expansion
and upgrading of existing fire mains and fire hydrant systems. A hydraulic network
analysis would be required to determine the most approriate methods for expanding

and upgrading these facilities.

Analysis of Significance

The closure of 5th Avenue associated with the project would require the relocation
of two high pressure gas mains located in 5th Avenue. According to SDG&E, these
existing lines serve major portions of the South Bay area and relocation of these
lines would have potentially significant impacts. The significance of these impacts
would depend upon the uitimate plans for the relocation of the gas mains and their
compatibility with SDG&E's operating objectives.

Other utility relocations associated with project implementation would be
relatively routine. Although some disruption in service may be anticipated, no
significant impacts are anticipated as long as relocation plans are coordinated

closely with the appropriate agencies.

Mitigation Measures

A hydraulic network analysis will be conducted by the Sweetwater Authority prior

to relocation of any water lines.

According to SDG&E, complete mitigation of potential impacts associated with
relocation of the gas lines in 5th Avenue could only occur thorough a redesign of
the project which would permit retention of the lines in 5th Avenue. Such

alternative redesigns are presented in the alternatives section of this EIR.
It should also be possible to develop a relocation plan which would be acceptable to

SDG&E. Such a relocation plan should be closely coordinated between SDG&E, the
City and the applicant.

48



3.5

FISCAL ANALYSIS

Existing Conditions

Unlike the other environmental analysis areas contained in this section of the
report, the fiscal analysis evaluates the fiscal effects of the proposed project
in comparison to three of the alternatives to the proejct.

Purpose of Analysis and Source of Data

The fiscal analysis measures the net impact to the Chula Vista
Redevelopment Agency and the City of Chula Vista of the costs and revenues
generated by the project and compares the relative net fiscal impact of three

project alternatives.

In this analysis, the project is defined as the renovation and expansion of the
Chula Vista Shopping Center, and consolidation of the two currently separate
Center sites through closure of 5th Avenue. Alternatives to the project are:
1) a similar renovation, expansion and consolidation of the Center, but
achieved through the full depression rather than closure of 5th Avenue; 2) a
similar renovation and expansion of the Center, but with only a partial
depression rather than closure of 5th Avenue; 3) no redevelopment of the
Center. For detailed descriptions of the project and development
alternatives, see Sections 2.0 and 4.0 of this report.

Information employed in this analysis was obtained from the City of Chula
Vista Redevelopment Agency; the City of Chula Vista Finance Department;
Community Systems Associates, Inc., redevelopment consultant to the City;
and Homart Development Co., the applicant developer for the project.
Primary reliance was placed on the following documents: "Statement oi
Intention of the Redevelopment Agency of the Chula Vista, the City of Chula
Vista, and Homart Development Co. Concerning the Development of the
City of Chula Vista Shopping Center”; "Town Centre Project No. I,
Preliminary Redevelopment Plan (Amended)” and "Town Centre I
Redevelopment Project, Preliminary Report to the City Council," both
prepared by the Redevelopment Agency and revised October 1986; and "Chula
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Vista Shopping Center, Analysis of Development Alternatives,” prepared by
Homart in November 1986 (revised December 1986) and reviewed by the
Redevelopment Agency. The Redevelopment Agency's reports provided the
base and current (1986) assessed values of the project properties. Project
costs and future sales were estimated by Homart and reviewed by PRC
Engineering. Based on that review, PRC Engineering concurs that the unit
construction costs cited are generally consistent with local (San Diego)
experience. Based on the review, PRC Engineering also concurs that
significantly greater costs would be associated with the project alternatives
as compared to the proposed project. It should be noted, however, that both
project costs and future sales are subject to judgement, since detailed
engineering plans have not yet been prepared. In order to check the validity
of conclusions regarding financial feasibility, alternative assumptions
regarding costs and sales were examined in a series of sensitivity analyses

and are documented in this section.

Background and Study Approach

Chula Vista Town Centre Il is a joint public/private project, sponsored by the
Chula Vista Redevelopment Agency and Homart Development Co. (see
wStatement of Intention”™. The Redevelopment Agency and Homart have
proposed under the California Community Redevelopment Law to utilize tax
increment financing to fund a portion of costs necessary to redevelop the
Chula Vista Shopping Center. This analysis reviews the fiscal impact of the
project under two perspectives. First is the fiscal impact to the Redevelop-
ment Agency utilizing only the property tax increment as initially proposed.
Second is the fiscal impact to the City of Chula Vista, including other

revenues derived from the project.

The Redevelopment Agency and the City have entered into a Statement of
Intention with Homart Development Co., which would be the private
developer for the project. The Statement of Intention specifies the manner
in which redevelopment costs will be borne by the developer and the
Redevelopment Agency. The Statement of Intention states in paragraphs (b)
and {d) of Section III that:
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b.

d.

Homart will evaluate the Project based on a 13% rate of
return on their equity invested in the Project before taxes,
and forecast for the third operating year after opening of
the Project.

The financial participation by the (City of Chula Vista
Redevelopment) Agency must be justified by the needs of
the project and be economically feasible in light of the
amount of available tax increment, sales tax, and other
revenues which will accrue to the Agency from the Project
area.

_In accordance with these paragraphs, the following steps are used to estimate
~  the fiscal impact of each alternative:

W

@

(3)

LW,

(5)

(6)

: ‘,_E.stimaté total rede%r_elopment cost.
Estimate net income before taxes.

Compute the pottion of redevelopment cost to be funded by the
developer, based on net income before taxes.

Compute, the portion of redevelopment cost to be funded through
_bonds issued by the Redevelopment Agency.

Estimate increases in revenues which are available to the Redeve-
lopment Agency andf/or the City to service interest and

retirement of bonds.

Estimate any other revenues and costs generated or derived from

the project.

The focus of this analysis is on the net present value of project costs and
revenues over a 20-year time horizon, from 1987 through 2006. This selected
time horizon coincides with the life of the bonds proposed to be issued by the

Redevelopment Agency to oifset project costs and, concomitantly, the City's

debt obligation. By applying the net present value calculation, the total

fiscal impact of the annual stream of costs and revenues to the City over the

20-year period are measured relative to other comparable investments. In
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short, the calculation measures if the dollars the City expends on the project

would reap higher financial gains for the City if applied elsewhere.

For consistency with the Statement of Intention, this study also assesses the
status of the redeveloped project during its third year of operation. The
proposed project and the partial depression alternative are assumed to be
completed for opening in 19838, The full depression alternative will be
completed by late 1988 or 1989. Hence, the third year is 1991 for the project
and partial depression alternative and 1992 for the full depression alter-
native. For comparability, the third year for the No Project alternative is
defined to be 1991.

Redevelopment Costs

Total cost for the redevelopment of the project is estimated by Homart to be
$42,640,000 assuming the closure of 5th Avenue, 363,857,000 for the full
depression alternative, 551,208,000 for the partial depression alternative and
zero assuming no redevelopment occurs (see Table 13). These estimates
include the costs of on- and off-site improvements; Redevelopment Agency
staff costs associated with the project; and the value of the Boys Club
property that will be demolished and incorporated into the redeveloped
Center facilities.

Offsite improvement costs consist primarily of street restriping, resignal-
ization, and other measures required to mitigate the vehicular flow impacted
by the project. The measures differ slightly among the alternatives, but
costs of mitigation are essentially comparable. For the full depression
alternative, additional offsite work is required due to the excavation of

5th Avenue north and south, outside the project site.

All redevelopment alternatives require the relocation of a gas main at
5th Avenue., The approximate cost of relocation is $500,000. It is initially
assumed for this analysis that the cost would be borne entirely by San Diego
Gas & Electric Company. Subsequently a sensitivity analysis examines the

incorporation of this cost in the proposed project.
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TABLE 13

REDEVELOPMENT AGENCY
ANNUAL DEBT FINANCING REQUIREMEN'TS
(In Thousands of Dollars)

Development Alternatives

Project Full Partial
(Street Closure) Depression Depression
REDEVELOPMENT COSTS: (1)
Qff-Site Improvements 700 1,450 700
5th Avenue Improvements 1,430 15,810 7,382
Land and Building On-Site 32,621 32,510 33,428
Improvements
Overhead Costs 2,085 2,505 2,295
Misc. Development Costs 4,804 - 10,532 6,403
Subtotal 41,640 62,857 50,208
Boys Club Property 950 950 950
Redev. Agency Staff Costs 50 30 50
Total 42,640 63,857 51,208
Less: DEVELOPER FUNDED
CAPITAL COSTS (2) 35,200 35,300 32,600
TOTAL REDEVELOPMENT COST TO
BE FINANCED BY AGENCY 7,440 28,557 18,608
BOND ISSUE:
Project Cost 7,440 28,557 18,608
Issuance Cost (3%) (3) 223 857 558
Total 7,663 29,414 19,166
ANNUAL DEBT SERVICE () 337 3,406 2,219
Notes:

(1) Redevelopment costs obtained from Homart Development Co. and
reviewed by PRC Engineering (see text).

(2) Redevelopment costs which are proposed to be provided by the
Developer in accordance with the Statement of Intention. 3See text.

(3) Bond issuance cost is estimated at 3% of the cost to be financed
(Kassman, Redevelopment Coordinator, City of Chula Vista).

(#) Assumes 10% interest rate amortized over 20 years (Community
Systems Associates, Inc.).

-53-



In addition to these direct redevelopment costs, the Redevelopment Agency
has previously expended $240,671 for administrative costs related to the
project. This money, which is in addition to the $50,000 of Agency staff
costs, was advanced to the Agency by the City in the form of a deferred loan
with no stipulated repayment date. The Redevelopment Coordinator for the
Agency indicates that the City may reasonably defer this loan until the bonds
are retired in full.

Net operation costs to the City associated with the project, such as police,
fire and general administrative services, are for the purposes of the analysis
assumed to be zero. The City indicates that such operating costs will be
approximately offset by increased businesy license, utility user and other
miscellaneous taxes associated with the Shopping Center improvements and
operation (communication with Lyman Christopher, Finance Director, the
City of Chula Vista).

Estimated costs to be funded by the Redevelopment Agency are 57,540,000
for the closure alternative, and $28,557,000 and 518,608,000 for the full and
partial depression alternatives, respectively. These costs are proposed to be
financed by the Agency through the issue of 20-year term bonds, which may
be fully tax-exempt, fully non-tax-exempt, or a combinatin of both,
depending on legal interpretation. Interest rates on these bonds are
estimated to range between 3%, as experienced by recent redevelopment
bond issues, to 12% which is the maximum acceptable rate which the Agency
is allowed to pay under law. For the purposes of this analysis, a 10%
financing rate was applied as the average between the worst case and more
optimistic estimates. Annual payments of interest and amortization (or
sinking fund) at a 10% rate are $887,000, $3,406,000 and $2,219,000,
respectively, for the project and full and partial depression alternatives.

Project Revenues to the Redevelopment Agency and the City

Anticipated net revenues to the City generated by the project are the
property tax increment and an increase in the share of sales tax revenues to
the City. Property tax increment is the tax revenue due to an increase in the

assessed value of a redevelopment project. Under California Community
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Redevelopment Law, the tax increment may be utilized by a redevelopment
agency to pay principal and interest on loans, monies advanced, or other

indebtedness incurred by the agency for redevelopment purposes.

The tax increment is calculated as the difference between the total property
tax collected and the tax that would have been collected according to the
assessment roll of a specified base year. For this project, the base year is
FY 1978-79, with total assessed value of $17,188,200 (see Agency's
"Preliminary Report to the City Council"). The base year, as required by law,
is the year the Center was designated by the City as an approved redevelop-

ment area.

Assessed value of the redeveloped project will be computed as follows. First,
portions of the project will be purchased by the developer. Property will then
be reassessed according to purchase price (communication with Mr. Janette,
San Diego County Tax Assessor's office). Second, immediately after redeve-
lopment, the assessed value will be increased by the amount of private
(taxable) improvement undertaken by the developer. Third, aiter redevelop-
ment is completed, the property may be reassessed in accordance with
increases in market value. For purposes of this analysis, an annual increase
of 2%, as governed by Proposition 13 Property Tax Reform, is assumed for all

alternatives.

Based on the foregoing, property taxes in the third year of operation after
redevelopment are estimated to be $551,000 for the project, $562,000 for the
full depression alternative, and $543,000 for partial depression (Table 14).
The smaller value for the partial depression alternative results from the fact
that less taxable area is devoted to private improveménts under this
alternative. For the No Project alternative, it Is assumed that only the
property transfer takes place, without additional redevelopment, resulting in

a property tax assessment of $292,000 in 1991.
Tax increment may be shared among the City and the County according to an

allocation formula yet to be determined. Based on other redevelopment
projects, it is estimated that the City's share of property tax increment may
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lie between 509 and 100%. This analysis considers the fiscal impacts of the
project, assuming a 100%, 80%, 74% and 50% City tax increment aillocation.

Generally, 20% of the increment from redevelopment projects is required to
be set-aside for low and moderate income housing., However due to the
amount of housing set-aside funds already available through other City
redevelopment projects, it is anticipated that no additional set-asides will be
required of the Center redevelopment {communication with Fred Kassman,
City of Chula Vista Redevelopment Coordinator). The 80% City share
assumed in this analysis is a conservative estimate that measures the impact
should a housing set-aside be required. The 74% City share also considered in
this analysis is a more conservative estimate that coincides with the existing
non-County share of non-increment property tax. In the absence of
redevelopment, property tax would be shared between the City and other
jurisdictions according to the current formula, which results in 18% of
property taxes being allocated to the City.

The City also receives sales tax revenue equal to 1% of the taxable
transactions in the City. Total taxable transactions in the City have been
increasing at an average of nearly 10% per year from [930 to 1985, including
the impact of inflation (Table 15). However, taxable transactions at the
Chula Vista Shopping Center have remained stagnant over the same period.

Based on partial sales reports, Homart estimated that taxable sales at the
Center were 93,659,000 in 1986, resulting in sales tax revenues to the City of
$936,000 (Table 14). Under the alternative redevelopment scenarios, Homart
projects taxable transactions in the third operating year to reach
$160,500,000 under the proposed closure of 5th Avenue, and $147,838,000 and
$147,660,000 under the full and partial depression alter'natives.(l)

In the absence of redevelopment, Homart projects declining sales at the
Center over the next several years. This view is based on the assumption

(1) Homart's sales revenue projections are performed using a cash flow
analysis model that calculates anticipated sales revenue based on
tenant specific financial data and market specific growth rates for
expenses, rents and sales.
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that, without redevelopment, major tenants will not renew current leases due
to expire in 1987 and 1988, leading to additional losses in mall sales. The
vacated spaces are expected to require 2-3 years to be released. Thereafter,
sales may increase, but at a slower rate than general inflation, due to
declining market share. Taxable sales under the No Project alternative are
projected to decline to $72,934,000 by 1991,

TABLE 15

TAXABLE TRANSACTIONS AT CHULA VISTA .
SHOPPING CENTER AND THE CITY OF CHULA VISTA,
1980-1985 .
(In Thousands of Dollars)

: Chula Vista As
City of Shopping Percentage
Year Chula Vista Center of City
1980 $366,520 $101,542 27.7
1981 391,042 111,316 28.5
1982 408,405 93,518 22.9
1983 | 430,508 26,408 20.1
1984 484,955 95.651 19.7
1985 547,563 94,550 17.3
1986 (1) 637,136 93,659 14.7

Source: State Board of Equalization and the City of Chula Vista.

Note: (1) 1986 sales estimated on the basis of partial, mid-year
sales reports

(1) Homart estimates that the Center sales under the No Project
alternative could decline an additional 25% to $52,979 in 1991,
due to the impact of vacated space on other leases and in the
Centre's ability to attract other desirable tenants.
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Increase or decrease in sales tax revenue over the No Project alternative {(as
depicted in Table 14} facilitates comparison of the redevelopment
alternatives versus no redevelopment of the Center'.(l) Ordinarily, an
increase in sales tax would be retained by the City as additional revenue and
not allocated for debt service costs. However, to the extent that a decline in
sales tax revenues may result from foregoing redevelopment, the increased

sales tax may economically be applied to the project.

Potential Impacts

Property tax increment is not sufficient to cover debt service associated with
the portion of redevelopment costs to be financed by the Redevelopment
Agency, even assuming 100% of the increment to be allocated to the City
(Table 16). During the third year of operation, shortfall ranges from $566,000
per year for the proposed project to 33,003,000 per year for the alternative
incorporating a full depression of 5th Avenue. The total present value of the
shortfall over a 20-year period (from 1987 to 2006) ranges from $4,579,000
for the proposed project to $25,387,000 for the full depression alternative.
Present value is calculated assuming a 10 percent discount rate equal to the
estimated bond financing rate. (Refer to Appendix F, Tables 3, 7 and 9).

From the perspective of the City, however, the project may generate
substantial revenues from increased sales taxes and from forestalling a
potential decline in sales taxes, if no redevelopment were to occur. Based on
projected sales after redevelopment, property tax increment plus increase in
sales tax over that estimated if no redevelopment occurs will be sufficient to
cover debt service for the proposed project under all assumptions regarding
the allocation of tax increment between the City and other jurisdictions
(Table 17). The project, under even a 50 percent property tax increment
share, is projected to yield substantially greater net revenues to the City

than the No Project alternative.

(1) Comparisons of sales tax revenues for the project, full depression and
partial depression alternatives versus the No Project alternative are
presented in Appendix F, Tables 1, 6 and 8.
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TABLE 16

COMPARISON OF ANNUAL DEBT SERVICE
TO PROPERTY TAX INCREMENT FOR
THE PROJECT AND DEVELOPMENT ALTERNATIVES
(In Thousands of Dollars}

i-’roject Development Alternatives
(Street Full Partial
Closure) Depression Depression
In Year Three of Operanon. E k4
Annual Debt Service (1) $ 887 § 3,406 § 2,219
Property Tax Increment (2) 321 ) 403 330
Net Revenue (Cost) :“ N (566):. : (3,003)\ - (1,889)
Total 1987 . 2006 Present
Value: (3) -
Debt Service Payments 7,551 5 28,997 - %18,892
Propeny:rax Increment (2) 2,972 3,6105 . 3,051
' Total Net Revenue (Cost) - (4;57;’ 9) (25,387) (_15.,841)
Notes:

(1) From Table 13.
(2) Assumes 100% City share.
(3)  Assumes 10% discount rate. See spreadsheet tables in Appendix F.
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Inclusion of sales tax increase, however, will not be sufficient to offset debt
service requirements under the two development alternatives of full and
partial depression of 5th Avenue. These alternatives, which yield a total net
cost to the City, will be less fiscally beneficial to the City than the No

Project alternative.

It should be noted that, while the project will generate a positive total net
revenue to the City, there will be a net cost to the City during the initial
years of the project (Table 18). Assuming an annual debt service cost of
$887,000, annual net cost to the City is negative during this first two years
($592,200 in 1987, and $305,300 in 1988). On a cumulative basis, the City will
not recoup its net cost from the initial two:years until 1993. However, the
City will experience a total positive net revenue for all years after 1993, if
Homart's sales projections are realized.

The proposed project is located approximately one mile from the City of
Chula Vista's central business district along Third Avenue. The Applicant will
work with the downtown merchant's association and the Chamber of
Commerce to coordinate marketing efforts. In general, it is expected that
the Third Avenue and the Chula Vista Center will contain different types of

shops.

Analysis of Significance

The proposed project will result in a total net increase in revenues to the
City sufficient to offset debt service costs associated with costs to be funded
by the Redevelopment Agency. Thus, the project will have a positive net
fiscal impact, if the City authorizes the application of a portion of increased
sales tax to the Redevelopment Agency for debt service and other project
costs. The development alternatives based on full or partial depression of
5th Avenue will result in negative fiscal impacts to the City. The alternative
of undertaking no redevelopment will likely lead to a reduction in sales tax
revenues over the 1986 level, a reduction which may exceed any temporary

increase in property tax resulting from reassessment at the time of transfer.

~-63-



«aeaf rod ooo.nwmw JO 150D SD7AISE 1Gap [BNUUR PSWNSSE JO 19N  (£)
0D 1uawdoaAa(] 1IBWOL W] F4)
(¢ pue ‘¢ sa[qe] Xipuaddy

995) 2Ieys JuBWRIOUL XBL AI1D 9%0¢ PUB %/ ‘96001 ® Sutwnsse psousniadxs d1e §1500 19U JBSA fERIU Jeflwis  (])

1S3]ON
hE6E (h°2L) (9°L2h) (2°€L9) (0°928)$ (¢ 268)S (T-z65) § £11D 01 150D
U::Q,Om SATIR[NWND
8°¢9% rAl 44 9°Che L34S | < 1/ (€°50€) (Z°26S) (€) 901A05G 1q3( 1oy Y
(150D) INUSAIY 19N [ehuuy
AT rAFATAR 9°2E1°1 8'6£0°T <366 L°18¢ 8 h6Z A1 01 sanuaAsy
Ul 95B2IDU] [R10]
0801 h*il6 L°CI8 9°06/ 67914 ¢ ihe 6°29 (2) xe| s3teg
Ul 9sea.nup pajosforg
82T § 8°h9Z § 6°9¢€Z $ FAN S TARNE 9 hZ § Z°het § 6922 $ (T) %08 12 Juswsioul
xe] K1asdoayg jo saeyg

€661 z661 1667 0661 6861 8861 L3861

(s2effoq Jo spuesnoyy uj)
. £661-L861
SUVHA TVLLINI DNRINA «‘UNSOTD 1AT¥LSu
‘ALID OL SHNNIATY LAN TYNNNY TQaLDILOUd

8T d79V.L

L“ f— ——— ——r —ar A e e —e —_— —_

B4~



The above conclusion is sensitive to a number of factors, most notably the
projected volume of taxable sales revenue from the Center and the projected
cost of a redevelopment. In this analysis, the increase in sales tax revenues
from the redeveloped Center is measured as the increase over sales tax
assuming no redevelopment. However, the decline of taxable sales under the
No Project alternative, as projected by Homart, may not occur; and Instead
total sales tax revenues from the project may remain at 1986 levels. Under
these circumstances the 20-year total present value of project net revenues
would be $2,340,400 rather than $4,651,000 when measured against the
declining sales assumption. (Table 19}

Another issue for consideration is if sales: tax revenues generated by the
project are less optimistic than projected by Homart. I, for example, actual
sales volumes are only 85% or 75% of that projected, the total present value
of net revenues to the City would be $2,214,500 or $590,132, respectively.

There is also the possibility that the projected cost of redevelopment will
exceed the estimates assumed in this analysis, causing the City to bear higher
debt service payments. For example, should San Diego Gas and Electric
Company not cover the cost of the gas main relocation, total project cost
would increase by $500,000, and net revenues to the City would decrease to a

total present value net revenue of $4,140,800.

Additionally, the present value calculations performed in this analysis apply a
10% discount rate to coincide with anticipated bond interest rates. The
applied discount rate also assumes a relatively constant level of inflation. If
instead the level of inflation significantly rises during the 20 year term of
bond repayment, a 12% discount rate may be more appropriate. Assuming a
12% discount factor, the net present value of the project to the City would
be $3,535,300.

Although the project is sensitive to the number of factors discussed above,

- the fiscal impact to the City continues to remain positive and varies only in

the total amount of net revenues the City will realize.
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TABLE 19

PROJECTED TOTAL NET REVENUES TO THE CITY
UNDER ALTERNATE CONDITIONS, "STREET CLOSURE"
1987-2006
{(In Thousands of Dollars, Present Value)

Total
Increase Total Debt Total Net
in Revenues Servica Revenues
to the City (1) Payments {Costs)

Street Closure,
Share of Property
Tax Increment at 80%
(Base Case) $12,202.5 $7,551.5 $4,651.0
Assuming Sales Tax
Increase over 1986
Level (2) 10,392.0 7,551.5 2,840.4
Assuming 85% of
Project Center
Sales (&) 9,766.0 7,351.5 2,214.5
Assuming 75% of
Projected Center
Sales (3) 8,141.6 7,551.5 590.1
Assuming Inclusion
of Gas Main Relocation
Costs (5) 12,202.5 3,062.3 4,140.8
Assuming a 12%
Discount Rate (6} 10,160.7 6,625.4 3,535.3

Notes:

(1) 80% property tax increment allocation assumed.
(2) See Appendix Table 13.
(3) See Appendix Table lé.
(4) See Appendix Table 12.
(5) See Appendix Table 14.
(5) See Appendix Table 13.
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Mitigation Measures

To the extent that revenues to the City exceed the projected costs, it is
advantageous for the City to apply portions of the sales tax revenues to
redevelopment costs and debt service. Although sales tax revenues have not
been previously applied to redevelopment projects within the City, theres are
no legal impediments to such an approach (communication with Fred
Kassman, Redevelopment Coordinator, City of Chula Vista).

As suggested by the City Redevelopment Coordinator, the : net  costs

estimated to occur during the initial years of the pro;ect may be aver‘ted ‘DY

. staging the issue of bonds over a two-year period, and thereby reducmg the
~ City's annual debt service payments durmg,those years. ‘I’l?zs“assumes the

bonds would be staged to coincide with the timing of Center improvements to
be funded by the City. Alternately; the City may consider applying portions
of its total Center sales tax (not simply the increase due to redevelopment)
to cover debt service costs during the initial years. This could be applieéf in
the form of a loan from the Crty to the Redevelopment Agency that would be
repaid as the project begins to yield net revenues.
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4.0 ALTERNATIVES

Significant impacts are identified in this EIR associated with the reduction in the
level of service at two intersections and relocation of utilities located in the block
of 5th Avenue, which is to be vacated for the mall expansion. Additionally,
responses to the Notice of Preparation received from area residents expressed
concern over the traiffic impacts resulting from the closure of 5th Avenue between
H Street and I Street. The alternatives presented in this section are intended to
mmgate the” 1denuhedfszgnﬁ1ca.nt 1mpacts and’ respond to the concerns of some’of
the reszdents. it should ba noted: that measufes have been 1ncorporated into’ the
prolect ‘15 mmgate the“identified fraffic’ impactss mitigation of impacts' associated
wrl:h utzhty relocations’could be’ accomphshed through a redesign of the project or
possxbly through “consultation “and coordination with’ SDG&E- regarding ° the
appropuate loca’uon and’ configuration  for the relocated utility lines)'* Discussions
w11:h “the C.ltY of  Chula Vista: Envu'onmental Review® Coordinator “led* to
: 1dent1i1catmn of the four’ altematwes to’ the pro;ect to be evaluated irf this ER. -

"Tuw.w",: [-20 I A B P
1.  No Project Alternative” =~ °
2.  Partial Depression of 5th Avenue and Partial Elevation of Mall Expan-
sion
3. Full Depression of 5th Avenue, Creation of Single-Level Expanded Mall
‘4. Full Elevation of Mall Expansion, Retaining 5th Avenue at Grade

These four alternatives are evaluated for potential impacts in relation to the five

primary envircnmental analysis factors: Traffic, noise, air quality, utility
relocation, and fiscal analysis.

4.1 NOPROJECT ALTERNATIVE

Under this alternative there would be no change from existing conditions. The
shopping center would not be expanded or renovated and there would be no change
to 5th Avenue between H Street and I Street. The Chula Vista Shopping Center
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would continue to be bisected by 5th Avenue. The applicant has indicated that
sales at the shopping center are diminishing. It is their projection that under the
No Project Alternative a further reduction in sales would occur and the departure
of the J. C. Penney and Broadway Stores are likely. This alternative would not
take advantage of this opportunity for redevelopment of the shopping center
consistent with the Town Centre II Redevelopment Plan,

Traific

-For. a,variety. of . reasons,. the economic viability.of ;pg_rshoppmg center is projected
. .to decline.if improvements are not.made.. Traffic generated from. the site would be
1significantly. less: than, that. .projected, under . the proposed. prolect. . Additionally,
retaining, 5th Avenue;as a . through, street. at. grade, . would avo;d d.wertmg the
cthrough. trips to.4th: Avenue and.Broadway.. .The Nq Project Alternative would
avoid significant traffic impacts. which, would result under, the proposed project.

(Adverse . levels ..of service. would, .however, still occur at two -intersections

(Broadway/H: Street, 4th Avenue/l Street) under this alternative. These levels of
service would be the result of general development in the project area and are not

directly related to implementation of the proposed project.
Noise

Elimination of the increased traffic levels associated with the proposed project,
would result in no change to the noise environment within or adjacent to the
project study area. No significant change from the noise levels now experienced in
the residential areas along I Street and 4th Avenue, would result with the No
Project Alternative.

Air Quali
Under this alternative there would be no diversion of the through trips from 5th

Avenue and no increase in traffic levels due to the shopping center expansion. No
air quality impacts would result under the No Project Alternative,
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. Utility Relocation

No utility relocation would be required under this alternative, therefore, the

potential significant impacts associated with relocation of utility lines would be

avoided.

Fiscal Analysis

As discussed in Section 3.5, under the No Project Alternative, sales at the shopping

center are expé&ecf to decline.’ A reduction in sales tax revenes would potentia.ﬂy

exceed any temporary mcn'ease in property tax resultmg from reassessment at the

time of transfer. "Over time it is antxc:pated that the shoppmg center “would be a°
net negative revenue generator to the City.’ A detaxled dzscussmn of the fiscal

analysis for this alternanve is included in Secuon 3 5 of tth report. '

]
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However, due to the location of the top of the ramps for the partial depression of
5th Avenue at the eastern and western property lines, an internal "ring road” would
not be possible under this aiternative. Vehicular access within the shopping center
would be more restricted than under existing conditions. In terms of on-site
vehicular circulation, 5th Avenue would become a physical barrier to accessing
opposite ends of the shopping center. The applicant has indicated that a ring road
is critical to the economic success of a shopping center. Without such on-site
circulation, traffic would not be able to access the site from any point and freely
circulate to other desired locations. Access to the site would be additionally
affected under this alternative by eliminating the access to the center from the
depressed block of 5th Avenue. Additionally, the applicant feels that by main-
taining 5th Avenue through the site several problems would result, including:
retaining walls, safety railings, and landscaping which can impose a visual as well
as physical barrier that creates a negative image of shopping convenience; and the

~.air rights over 5th Avenue would have to be acquired for construction of the

expansion area. The applicant projects a 20 percent reduction in rents and a 5

:,+ percent reduction in sales with implementation of this alternative when compared
-.with the proposed project. .- S e

Traffic

Fifth Avenue would be retained as a through street and therefore, the diversion of
through trips to 4th Avenue and Broadway would be avoided. The expansion and
renovation of the shopping center would generate the same 4,200 daily trips as
would be generated with implementation of the shopping center expansion with the
proposed project. The Broadway/H Street and the 4th Avenue/H Street
intersections could be similarly affected. Traffic related mitigation measures
recommended for the proposed project could be necessary to reduce the impacts to

a level of insigificance.

MNoise

The 4,200 increase in trips projected to result from implementation of this
alternative, would be insufficient, when compared with existing conditions, to

result in a significant noise impact on the residential areas along [ Street and 4th

Avenue,
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Air Quality

The net regional emissions increase from implementation of this alternative would
be consistent with regional air quality strategies and with the State Implemen-
tation Plan (SIP). Since the land use designations and intensity are in conformance
with the General Plan, no significant air quality impacts would result from

implementation of the expansion.

tJtility Relocation

The partial depression of 5th Avenue between H Street and I Street would
necessitate the depression or possible relocation of the water and gas lines, now
located in 5th Avenue. I the high pressure gas lines were retained within the 5th
Avenue right-of-way under this alternative some reconfiguration of the gas mains
would be necessary. Under this alternative, SDG&E may prefer realignment of the
gas mains out of the 5th Avenue right-of-way to avoid potential damage to the
lines during overhead construction of the elevated mall expansion area and the
potential for leak entrapment within the tunnel. The relocation of the gas mains
would need to be closely coordinated with SDG&E.

Depression of the water lines could create low points which, during a failure or
maintenance of the water main, will cause a ponding of water in the low point.

This would result in increased maintenance requirements.

As shown in Figure 12, the existing sewer and storm drains are located in an east-
west direction, extending across the shopping center parking lot, north of the
existing buildings. The partial depression of 5th Avenue would require the
depression ramps to begin just inside of the H Street and I Street right-of-~ways.
The sewer and storms drains could not remain in their present location under this
alternative due to the interception of the lines by the retaining walls for the street
depression. The relocation of the sewer line would require a holding tank to be
installed at the line's interception with the 5th Avenue right-of-way and instal-

lation of a pump station to pump the sewage out to a line on H Street. The
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relocation of the sewer line is considered to be relatively routine and no significant
impact is anticipated. The interception of the storm drain by the depression of 5th
Avenue could result in adverse impacts. The feasibility of mitigating this impact
would require a thorough analysis. A holding tank and pump station would need to
be constructed to transfer the storm drainage to another storm drain location off
the site. Due to the magnitude of the pump station that would be required, the
cost implications would be significant.

Additionally, with either the partial or full depression alternative, surface, water
would collect in the depression during rains. A pumping system would be required
,to.move, the collected. water out.,of the depression.. The potential would exist
requiring for long-term maintenance of this problem... .. . ..... ... ...

B B PR P H . .
gl iRm0 N okl

Fiscal Analysis- e e

As discussed; in. Section:3.5,. significant costs.would be associated with partial
depressi\qr_m.;gf,,.ith Avenue; sales revenues under .this alternative would also be less
‘than for, the;proposed project due to,the inability to construct an apprbpriate‘"rmg
road" around the shopping center. under this. alternative. The combined effects of
increased costs and reduced revenues would result in negative fiscal effects under
this alternative. It is anticipated that implementation of this alternative would

result in a negative net annual revenue to the City.
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4.3 FULL DEPRESSION OF 5TH AVENUE, CREATION OF
SINGLE-LEVEL EXPANDED MALL

This alternative would maintain north-south travel along 5th Avenue by fully
depressing the street for the one-block area between H Street and I Street. The
shopping center expansion and renovation of the existing shopping center would be
the same as that which would occur under the proposed project. A contiguous,
primarily single-story shopping center of unified design, would be created.

In order to determine potential street circulation impacts with the full depression
of 5th Avenue, the applicaﬁt requested Donald Frischer and Associates to conduct
a preliminary traffic analysis. This traffic study concluded that in order to comply
with street design standards and provide adequate stopping site distances, the
vertical curves of the new 5th Avenue profile (descent and ascent ramps} would
have to begin approximately 2800 feet north of H Street and 300 feet south of I
Street, as shown in Figure 15, As a result of this physical requirement, the study
recommended in addition the following improvements:

o Seven existing streets be rebuilt as cul de sacs
o} Two new by-pass roads be built
o Four signialized intersections be created

Within the limits of the center, shoppers would have the same retail environment
as if 5th Avenue were vacated. The applicant has indicated that short term sales
losses would be expected to occur during the construction phase; however, no
significant impact on center sales in the long term would be expected. The
barriers created by the tunnel ramps could create adverse effects on the

surrounding commercial and residential properties.
Traffic

Under this alternative, 5th Avenue would be retained as a through street.
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The east-west streets located within the ramp descent and ascent areas would need
to be closed to through traffic. Smith Avenue, north of H Street, and Beech
Avenue, south of I Street, would function as access roads to the shopping center
and as by-pass roads for motorists not able to access 5th Avenue within the
depressed portion of the street. In order to limit the number of cars that would
empty onto these two streets, the traffic consultant recommends the cul-de-sacing
of cross streets which intercept Smith Avenue, south of G Street, and intercept
Beech Avenue, north of J Street. The increase in trips generated by the shopping
center expansion would need to be analyzed and distributed in relation to the
revised street network to determine the extent of specific traffic impacts. It is
anticipated, however, that significant traffic impacts could be associated with the
road network changes required under this alternative.

Noise

No qualitative noise analysis was completed for the project alternatives. Due to
the changes to the street network within the study area, a thorough noise analysis
would need to be completed if this alternative were to be considered as a preferred

alternative.

Alr Quality

Implementation of this aiternative would result in the same number of increased
daily trips due to the expansion of the shopping center as would occur with the
proposed project. Implementation of this alternative would be consistent with
State and regional air quality plans and no significant impacts are anticipated.

Utility Relocatjon

The full depression of 5th Avenue under the shopping center expansion would
require the relocation or depression of the water and gas lines now located in 5th
Avenue. Under this alternative, SDG&E may prefer realignment of the gas mains

out of the 5th Avenue right-of-way to avoid potential damage to the lines during
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overhead construction of the elevated mall expansion area and the potential for
leak entrapment within the tunnel. Impacts associated with reconfiguration of
sewer and drainage facilities would be similar to those described under the partial
depression alternative. The same water collection problem would occur in the
depression as would occur under the partial depression alternative, resulting in

long-term maintenance efforts.
Depression .of the water lines could create low points which, during a failure or
.maintenance of the water main, will cause a ponding of water in the low point.

:This would result in increased maintenance requirements...

Fiscal Analysis T P

As discussed in Section 3.5, costs associated with the improvements required under
this alternative would be significant. The high improvement costs associated with
this alternative. would .resuit in adverse.fiscal. impacts.. It is anticipated that
-implementation of this alternative would result in a negative net annual revenue 1o
:the City.. For a detailed discussion of the fiscal analysis for this alteration, see
Section 3.5,

-30-



3.4 FULL ELEVATION OF MALL EXPANSION, RETAINING
5TH AVENUE AT GRADE

Under this alternative, Sth Avenue would remain at grade as a through street and
the shopping center expansion would be elevated above 5th Avenue. Two possible
schemes illustrating the shopping center expansion area are shown in Figure le. A
14-foot clearance would need to be maintained between the street surface and the

lowest point on the expansion structure,

The expansion and renovation of the shopping center would create a contiguous
center of unified desigﬁ. As opposed to the proposed project and other mall
expansion alternatives, the mall would result in a distinct two-level design with the
existing shopping center located west of 5th Avenue remaining single~-story and the
shopping center expansion area being a full-story elevation higher. As with the No
Project and Partial Depression Alternatives, 5th Avenue would continue to
physically bisect the site. An internal "ring road" would not be possible under this
alternative, which the applicant has determined to be critical to the success of a
regional shopping center. As shown in Figure 16, two possible design schemes for
the elevated portion of the mall include the expansion area being elevated 17 feet
at the Broadway store to allow for a second floor connection to the store of
bridging 5th Avenue and descending on each side of the street to the first floor
entrances at the Sears and Broadway stores. According to the applicant, problems
would be associated with either of these schemes. The first scheme involving a
second floor main entrance to the Broadway would require remerchandising the
store to reorient the prime entrance to the second level. The second scheme would
require shoppers to walk up and over the 5th Avenue right-of-way and then back
down again on the other side of 5th Avenue. The applicant considers such a design
to be less desirable from a market standpoint than is the proposed project design;
shoppers are generally unwilling to change levels twice in 2 mall in order to access

the major department stores.

Traffic

Since 5th Avenue would remain open and the mall expansion would occur under this
alternative, as with the partial depression alternative, potential traffic impacts

would be similar to the partial depression alternative.
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Noise

The 4,200 increase in daily trips projected to result from implementation of this
alternative, would be insufficient, when compared with existing conditions, to
result in a significant noise impact for the residential areas along I Street and 4th

Avenue.

Air Quality

Air quality emissions associated with this alternative would be consistent with
those projected in the State Implementation Plan. No significant air quality
impacts would be associated with this alternative. -

Utility Relocation

No utility relocation would be required under this alternative. However, buildings
constructed over existing facilities would restrict access to these facilities and

may make maintenance more difficuit.

Fiscal Analysis

According to the applicant, implementation of this alternative would significantly
reduce the marketability of the shopping center with a concommitant reduction in
sales revenues. Critical issues include the lack of 'ring road", shopper
inconvenience and poor perception of a two-level mall for only a portion of the
shopping center, and the expense of constructing an entirely elevated expansion
area. A quantitative fiscal analysis was not conducted for this alternative.
However, the anticipated reduction in sales revenues, combine& with the costs
associated with elevation of the mall, could result in net negative fiscal effects

assoclated with this alternative.
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5.0 SIGNIFICANT UNAVOIDABLE ADVERSE
ENVIRONMENTAL IMPACTS

Implementation of the proposed project would significantly reduce the level of
service at two of the 14 critical intersections analyzed within the project area.
Level of Service at the Broadway/H Street intersection would be reduced from
Level of Service E to F during the midday and p.m. peak hours; Level of Service at
the 4th Avenue/H Street intersection would be reduced from Level of Service D to
E during the midday and p.m. peak hours. The reduction in Level of Service at
these two intersections is regarded as a significant environmental impact
associated with traffic which cannot be avoided with implementation of the
proposed project. These significant traffic impacts would be mitigated, however,
to a level of insignificance with implementation of the recommended mitigation

measures.

The relocation of the two high pressure gas mains located in 5th Avenue would be
required with implementation of the proposed project. According to San Diego Gas
& Electric, these existing lines serve major portions of the South Bay area and
relocation of these lines would have potentiaily significant impacts. San Diego Gas
& Electric has recommended against the placement of these two lines ocutside of a
public right-of-way. According to SDG&E, the placement of gas mains in parking
lots or other nonstandard locations could result in less protection due to potential
problems during excavations. The significance of these impacts would depend upon
the ultimate plans for the relocation of the gas mains and their compatibility with

SDG&E's operating objectives.
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6.0 RELATIONSHIP BETWEEN LOCAL SHORT-TERM USE OF
THE ENVIRONMENT AND MAINTENANCE AND ENHANCEMENT OF
LONG TERM PRODUCTIVITY

The project site is located within an urbanized area of the City of Chula Vista.
The site is currently improved and contains the existing Chula Vista Shopping
Center, auxiliary uses, and associated paved parking areas. No physical resources
such as archaeological sites or biologically sensitive habitats are present on the
site. Implementation of the shopping center expansion and renovation would have
certain cumulative and long-term effects on the environment, however, not at the

expense of losing any significant physical resources.

Under the proposed project, the block of 5th Avenue between H Street and I Street
would be irrevocably closed to through traffic. The closure of 5th Avenue is one
factor in contributing to the cumulative traffic impacts which would result with
implementation of the proposed project, including the reduction in Level of Service
at two critical intersections—Broadway/H Street and 4th Avenue/H Street. These
impacts would, however, be fully mitigated with implementation of mitigation

measures incorporated into the project.

Additionally, the proposed project would require the relocation of two critical gas
mains currently located in 5th Avenue. If the project is implemented and the
utilities are relocated, SDG&E has indicated that land rights guaranteeing long-
term use of the new site and physical protection of the facilities would be
necessary. If satisfactory arrangements can be made with SDG&E regarding the
ultimate location and configuration of the of the gas lines, no long-term impacts

are anticipated.
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7.0 SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES

The project as proposed would irreversibly close 5th Avenue, between H Street and
I Street, to through traffic. The shopping center expansion area would be located
within the vacated 5th Avenue right-of-way, making reuse of the street for through
traffic impossible. Closure of 5th Avenue would preciude future functioning of 5th
Avenue as a north/south city-wide street and would preclude the roadway from
serving in the future as part of a parallel system, coupled with 4th Avenue, for
parallel preferential traffic routes. This represents an irreversible envircnmental

change associated with project implementation.

The site is currently developed as the Chula Vista Shopping Center, therefore there
would be no change to the existing land use for the site. The expansion and
renovation of the shopping center is consistent with the City's General Plan and
Town Centre No. I Project Redevelopment Plan.
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8.0 GROWTH INDUCING IMPACTS

The proposed project would be located in an existing developed area within the
City of Chula Vista and would be a renovation and expansion of an existing use.
The extent to which the project could induce growth' in surrounding areas is
extremely limited since virtually no undeveloped land currently exists in the
vicinity of the proposed project. The project would be served by existing facilities
and services. No facility or service extensions, which could induce growth, would

be required to implement the project.

Project implementation could also foster economic growth within the study area.
With implementation of the proposed project, sales are projected to increase at the.
shopping center by approximately 66 percent by 1991 and continue increasing
thereafter in a trend exceeding inflation. This increase in sales would generate a
significant net increase in revenues for the City and project area, resulting in a
beneficial economic impact. Indirect economic impacts are usually associated with

. the establishment of a successful shopping center. Increased auxiliary shopping

development might be encouraged to occur adjacent to the shopping center, acting
as a "spin-ofi" from the economic success of the shopping center. In the case of
the Chula Vista Shopping Center, however, little, if any increase in "spin-off"
indirect economic growth is anticipated due to the lack of avallable undeveloped
land adjacent to the shopping center. Existing businesses in the project area would
be likely to receive some level of increased sales due to implementation of the
proposed project, although specific economic projections have not been
determined.
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11.0 CUMULATIVE TRAFFIC ANALYSIS

ENVIRON.AENTAL SETTING

Figure 1 displays the project area roadway system. The shopping center is served
by a grid network consisting of "Streets” in the east-west direction and "Avenues"
(also Broadway) in the north-south direction. The nearest interchanges with I-5 to
the west are located at H and J Streets. Interchanges with I-805 to the east are
located at H, E and L Streets. In addition to these two north-south freeways, the
SR 54 freeway is presently under construction between I-5 and 1-805. This east-
west freeway, north of the shopping center in the vicinity of the northern City
limits, will serve the project by way of connections with I-5 and [-805, and an
interchange at Highland Avenue in National City (the northerly extension of 4th

Avenue).

Within the area of the shopping center, Chula Vista's 1990 General Plan designates
certain roadways as Major Street or Collector. These classifications are as shown
in Table l. Those roadways studied herein, not on the General Plan Map, are

Residential Collectors.

Daily traffic volume standards for the various study area roadways are listed by
level of service in Table 2. Classifications and lane provisions are from the City.
Average daily trip (ADT) figures for each of the levels of service are taken from
County of San Diego Public Road Standards for the same type functional

classification.
METHOD OF CUMULATIVE ANALYSIS
The near-term traffic operations impacts of the project were analyzed in a

separate document prepared by Frischer & Associatesl. The traffic study for the

project completed by Frischer & Associates, in accordance with the CEQA require-

Traffic Engineering Study - Chula Vista Shopping Center, August 18, 1936,
prepared by Donald Frischer & Associates for the City of Chula Vista.
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Figure 1

PROJECT AREA
ROADWAY SYSTEM




TABLE 1
CLASSIFICATION OF STUDY AREA ROADWAYS

Roadway Limits(1) Classification(2)
G Sﬁeet Broadway - 3rd Ave, Resid. Collector
H Street | 1-5 -2nd Ave. - N Major Street
IStreet Broadway - 2nd Ave. - Resid. Collector
7 Street I-5 - 3rd Ave. ** R Collector
Broadway . F Street - K Street : Major:Street
5th Avenue F Street - J Stre:et | é&ﬂéctor
J Street - K Street Resid. Collector -
- 4th Avenue .~ F Street -K Street 2o g Major Street
3rd Avenue G Street - J Street . CLcllector -
NOTES: )

(1) Classification given here only for those roadway segments analyzed in this
cumulative traffic study.

(2) 1990 General Plan Map classification used when shown. If roadway or
segment not shown on the General Plan Map, current classification
assumed.



TABLE 2

DAILY SERVICE VOLUME STANDARDS
FOR STUDY AREA ROADWAYS

Average Daily Vehicle Trips
by Level of Service

(1) Number lanes, whether divided or uUndivided from the Design Standards for

City of Chula Vista.

(2) Service volumes adapted from San Diego County Public Road Standards.

Road Number
Classification Lanes(}) A B C D E
Residential o |
‘Collector{2) ... - ..2: 1,900 . - 4,000 7,000 10,700 16,000
Collector(3) s By 13,700 22, 300*. ) 27’ #00 30,800 34? 200
Major . T #:*‘ mag o R Lo .
Street(3) Median 14,300 24,700 29,600 33,400 37,000
NOTES: o

(3) Service volumes from San Diego County Public Road Standards.
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ments, evaluated project-related and cumulative short-range traific impacts that
can be predicted in the vicinity of the project site. As a further check of
cumulative impacts, it was determined that a long-term analysis should be
prepared. That is the focus of the present study, namely to examine the long-term

cumulative impacts. The roadway segments identified for daily traffic assessment

- in this further study include those displayed in Figure 2.

Although the City is currently engaged in the process to update its General Plan
and Circulation Element, these long-range planning efforts will not result in
officially adopted plan amendments/updates for some months to come. Therefore,
another recent study was selected as the.benchmark or frame of reference upon
which to base shopping center. expansion inipacf analysis. This was the "Chula
Vista Transportation Study",! a cooperative undertaking of the San Diego As~
sociation of Govermnments (SANDAG) and the City of Chula Vista. This long-range
transportation planning study provides a sound framework for assessing cumulative
traffic impacts of the proposed shopping center expansion, either with or without
the 5th Avenue closure.

No Project Scenario

The Chula Vista Transportation Study thus represents the "No Project” scenario.
This effort was a full-blown, computer modeling-based long-range transportation
planning study. The model was built upon the entire County-wide computerized
system with appropriate "windowing" of zones and highway network detail for
present and potential future annexation Chula Vista areas. The study was initiated
in the summer of 1983, when the City requested SANDAG assistance in the
development and application of a transportation model to evaluate proposed land

use plans.

Land use designations (type, intensity, location) for the Year 2005 forecasts were
furnished for study area traffic zones by City of Chula Vista staff.2 This land use
coding was based upon the General Plan and individual proposed developments.

Among others, the Bayfront and Town Center I plans were incorporated. As the

I. Documented in: Chula Vista Transportation Study, September 1984, San
Diego Association of Governments.

2. Ibid., p. 34.
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Town Center II plans post-date the Chula Vista Transportation Study, these plans
were not included in the computerized land use files. Land use information for
areas of the County outside the defined Chula Vista study area was taken from the
Series 6 (Year 2005) Regional Growth Forecast.

The procedure employed to develop the long-range computerized highway ne:t*.vorkl
entailed first creating a buildout network which encompassed all planned future
roads. The Year 2005 network was created by deleting certain facilities from the
buildout network expected to be conmstructed after that year. Two network
alternatives were coded for the Year 2005 - one with SR-125 buiit as a ireeway,
the other with SR-125 treated as an expressway. It should be noted that within the
shopping center sub-area of Central Chula Vists, no differences arose in daily

traffic forecasts between these two network alternatives.

Traffic assignment plots for both the 1980 base year calibration and Year 2005
were acquired from SANDAG staff for an area somewhat larger than that shown
earlier in Figure 2. The 1980 simulation results were compared with ground traffic
counts for that year, in order to determine whether manual adjustments might need
to be made to the Year 2005 model outputs. In a closely-spaced grid system of
roadways, it is often the case that computer traffic assignments will be high on one
street and correspondingly low on a parallel street. This phenomenon was checked
against the 1980 simulation, and it was determined that manual adjustments based
upon absolute. link-by-link differences (model vs. ground) would be appropriate.
Adjustment factors were thus calculated using the 1980 data and applied to the

"raw" Year 2005 forecasts.

Forecast average daily traffic volumes (as adjusted) for Year 2005 are presented
along with level of service (Table 2 standards) in Figure 3. On a daily basis, under
the No Project scenario the evaluated roadways would generally operate at Level
of Service (LOS) "C" or better.

Ibid., p. 35.
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Addition of Shopping Center Expansion Traffic

P

The aforementioned Frischer study determined that the proposed expansion of the
shopping center would generate an additional 4,200 trips per da.y.1 These
incremental trips needed to be added to the No Project volumes, and the
directional distribution estimated by Frischer2 was assumed. Distribution per-
centages and resultant vehicles per day are given in Table 3. These distribution
parameters were employed in manual assignment of the additional trips to the Year
2005 roadway system, along the same lines as Frischer’s assignment for near-term
traffic analysis. Results for this particular project scenario, in which 5th Avenue

was maintained open, are discussed subsequently.

Project Traffic Plus Closure of 5th Avenue

In this cumulative impacts scenario, not only would an incremental 4,200 trips per
day be assigned to the network, but also 5th Avenue between H and [ Streets would
be closed to thrdugh traffic. In viewing Frischer’s estimate of through traffic vs.
shopping center access traffic on that link of 5th Avenue,3 it was determined that
an assumption of two-thirds through movement on a daily basis would be approp-
riate. Using the Frischer methodology, this then entailed diverting two-thirds of
the Year 2005 traffic (i.e., the through traffic) off of that link. The manual
diversion of future traffic was accomplished using the same re-routing assumptions
employed by I-"':‘iscl':er'.!1L Calculations for the link-by-link impacts of (1) shopping
center expansion, and (2) re-routing of future traffic were separately made, then
combined so as to assess the collective impacts of both actions. Results of these

exercises are presented below.
CUMULATIVE PROJECT IMPACTS AND MITIGATION ANALYSIS

Forecast daily traffic volumes and resuitant LOS are shown in Figures & and 5 for

the two project scenarios - 5th Avenue open in Figure 4 and severed as a through

Op. cit., p. 8.

Ibid., p. %

Ibid., p. 7.

Ibid., p. 7 and Technical Appendix.

W N =



TABLE 3

DIRECTIONAL DISTRIBUTION OF
SHOPPING CENTER EXPANSION TRAFFIC

Percent of Daily
Qrigins Expansion Traffic(l) Totals(2)

Westbound on G St. 3.0 126
Eastbound on H St. 20.0 340
Westbound on H St. 12.0 : ' 504
Westbound on I St. 2.0 - 84
Eastbound on J St. 14.0 . 588
Westbound on J St. 3.0 126
Northbound on Broadway - 8.5 : 357
Southbound on Broadway 3.5 357
Northbound on 5th Ave. 4.0 168
Soufhbound on 5th Ave. 4.0 163
Northbound on 4th Ave. 7.5 315
Southbound on 4th Ave. 7.3 315
Northbound on 3rd Ave. 3.0 126
Southbound on 3rd Ave. _ 3.0 __126

TOTALS 100.90 4,200

NOTES:

(1) Percentages taken from Traffic Engineering Study - Chula Vista Shopping
Center, August 18, 1986, prepared by Donald Frischer & Associates for the

City of Chula Vista (p.9).

(2) (Shopping center expansion would generate 4,200 additional trips per day
Ibid., p.3)-

~10-
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road in Figure 5. To ease comparison of these future alternatives with the No

Project scenario, Table 4 was developed.

An examination of Table % indicates clearly that very few "order of magnitude"
changes in level of service would occur under either project alternative. This
should not be surprising since the number of trips added/diverted is relatively small
compared to background volumes, and because this trafiic would "fan out" in
different directions. One LOS shift, specifically on 5th Avenue between J and K
Streets, would actually represent a long-range improvement from LOS "C" to LOS
"B" were 5th closed to through traffic in the shopping center expansion. Fourth
Avenue between J and K would drop from LOS "A" to LOS "B", but the resultant

level of service is quite acceptable.

The only critical level of service degradation from the No Project scenario would
affect 1 Street between Broadway and 5th Avenue, specifically under the link
closure option. A recipient of diverted traffic, approximately 1,000 more vehicles
per day would use this segment of road than under the No Project scenario. This
would be an increase sufficiently large to just exceed the LOS D/E threshold (see
Table 2) for a Residential Collector.

As discussed on page 31 of the EIR, mitigation measures have been incorporated
into the project to reduce potential impacts on I Street. These measures are

summarized below:

4th Avenue/I Street

o Restripe the eastbound and westbound approaches to one left-turn

lane and one optional straight or right-turn lane.

o Prohibit parking on the eastbound and westbound approaches.

5th Avenue/I Street

o Restripe the northbound approach on 5th Avenue to one left-turn

lane and optional straight or right-turn lane.

o Prohibit parking on the northbound approach.

~13-
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With implementation of these mitigation measures, as proposed by the applicant,
there would be no reduction in existing levels of service on I Street as a result of
project implementation or the cumulative effects of the project in addition to

other existing and proposed development.

—

7

ey
1

i
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TABLE 4

CUMULATIVE IMPACTS COMPARISON BY ROADWAY SEGMENT:
AVERAGE DAILY TRAFFIC & LEVEL OF SERVICE

Project & Project &

Street Segment No Project Jth Open Jth Closed

G St. Broadway - 5th 4,950/C 4,950/C 4,950/C

. G St. 5th - 4th 5,650/C 5,760/C 5,760/C
G St. 4th - 3rd 8,700/D 8,310/D 2,810/D

H St. I-5 - Broadway 27,000/C 27,830/C 28,340/C

| H St. Broadway - 5th 21,150/B 21,760/B 22,070/B
o H St. 5th - 4th 29,650/D 30,310/D 30,780/D
' H St. 4th - 3rd 27,100/C 27,650/C 27,650/C
] H St. 3rd - 2nd 25,000/C 25,500/C 25,500/C

J 15t. Broadway - 5th 9,750/D° 9,920/D 10,740/E
1St. 5th - 4th 8,500/D 9,270/D 10,410/D

1 15t. 4th - 3rd 6,450/C 6,780/C 6,780/C
ISt. 3rd - 2nd 4,050/C 4,160/C 4,160/C

] J St. I-5 - Broadway 11,550/A 12,160/A 12, 160/A
J St. Broadway - 5th 8,400/A 8,570/A 8,570/A

J St. 5th - 4th 2,000/A 8,110/A 8,110/A
il 7 St. 4th - 3rd 8,600/A 8,710/A 8,710/A
Broadway F-G 22,550/8 22,830/B 23,760/B

Broadway G -H 21,000/B 21,330/B 22,210/B

) Broadway H-1I 20,450/B 21,220/B 24,060/B
Broadway 1-37 20,500/B 21,270/B 22,720/B

Broadway J-K 19,750/8 20,080/B 21,520/B

] 5th Ave. F-G 8,450/A 8,620/A 6,550/A
5th Ave. G-H 6,600/A 6,380/A 4,320/A

5th Ave. H-1 10,150/A 11,260/A CLOSED

] 5th Ave. 1-1 7,700/A 8,140/A 4,740/A
5th Ave. J-K 6,000/C 6,170/C 2,770/B

4th Ave. F-G 20,350/B 20,680/B 21,870/B

4th Ave. G-H 20,900/B 21,230/B 22,420/B

4th Ave. H-1 17,300/B 17,580/B 21,490/B

4th Ave. 1-3 15,500/B 15,830/B 17,790/B

J 4th Ave. I-K 14,650/A 14,930/B 16,940/B
3rd Ave. G-H 10,700/A 10,870/A 10,870/A

J 3rd Ave. H-1I 13,500/A 13,610/A 13,610/A
3rd Ave. 1-7 12,500/A 12,610/A 12,610/A

=15~
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