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Commercial Recreation

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

Activities  associated with  commercial
recreation contribute to the economic base of
the region with full-time jobs, secondary
employment for part-time help, and spin-off
employment opportunities in construction,
warehousing, trucking, custodial, and personal
services. It is the intent of this Master Plan to
create attractive destinations in carefully
selected locations around the bay to serve the
needs of recreationalists for lodging, food,
transportation services, and entertainment.
Site amenities are to be enhanced and over-
commercialization is to be avoided by the
balanced development of commercial and
public recreational facilities.

Commercial recreation allocations of the Land
and Water Use Map include approximately

| 287301 acres of land and about 343354 acres
of water area, including sportfishing and
recreational craft berthing. The Commercial
Recreation  category includes  hotels,
restaurants, convention center, recreational
vehicle parks, specialty shopping, pleasure
craft marinas, water dependent educational
and recreational program faciliies and

| activities, dock and dine facilities, and
sportfishing, which are discussed or illustrated
in the various District Plans.
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Hotels and Restaurants located on
San Diego Bay cater to markets involving
leisure recreation, tourism, business travel
and specialized conference facilities accom-
modating conventions, training, seminars and
meetings. Of growing importance are the
attractions or amenities of the restaurant,
which caters to the varied age groups dining
for pleasure, and the hotel as a provider of
more than just rooms.

Hotels constitute a significant part of the local
recreation industry and, as generators of
ancillary business such as restaurants and
specialty shops, have an important influence
on land use. Uses typically associated with
hotels, frequently in the same building or on
the same site, include lodging; coffee shop;
cocktail lounge and restaurant; specialty
shops for gifts, sundries, cigarettes, candy,
liquor, clothing and sporting goods; tourist
information and travel services; auto service
station; personal services such as dry
cleaning, barber and beauty shop; convention,
banquet and conference rooms; and
recreational facilities such as swimming pools,
cabanas, game rooms, tennis courts, putting
green, boat and bicycle rental or charter, and
theatrical entertainment. In addition to the
man-made structures and organized sports
facilities, hotel locations on the bay feature
waterfront locations with easy access to
beaches, scuba diving and snorkeling, deep
sea fishing, sailing, water skiing, boat rides,
and “whale watching” during the whale
migration season. New hotel locations are
allocated in Planning Districts 2, 3, 6, 7 and
possibly 8.

Specialty Shopping involves the
planned assembly of stores, frequently
operating within a unified building complex,
designed to give patrons a varied selection of
retail goods, personal services, and
entertainment facilities.  Activities typically
found in specialty shopping areas include
restaurants and the retail sale of ice cream,
dessert items, beverages and sandwiches;
artisan  activities associated with the
production and sale of hand-crafted gift items,
and original works of art; professional office



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

Pleasure Craft Marinas are
encouraged to provide a variety of services for
boats and boat owners. Services could

possibly include in-season wet and dry
berthing and dock lockers; boat rentals,
charter and sales; sailing schools and

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

Camping parks provide low
m cost, visitor serving recreational

opportunities for enjoying scenic

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

Recreational Boat

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

Sportfishing. Deep-sea
sportfishing is big business in
California and San Diego enjoys
a major share of that activity.

The local fleet takes a large portion of the
State’s total sportfishing catch of the larger
sport fish — yellowtail, yellowfin, albacore, and
giant sea bass. Sportfishing brings new
revenue into the region from customers
heavily drawn from the Los Angeles
metropolitan area, and from a small but
important segment of out of state fishermen.

The intensity of sportfishing activities reflects
the cyclical nature of the sportfishing
operations (half day and full day), and the
seasonal nature of sportfishing for certain fish
species that produces a winter slack season.
The size of the local sportfishing fleet also
increases two to three times during the peak
period from April to September. Operating
schedules for most boats provide for pre-dawn



Industrial-Business Park
is a land use category that permits
a wide range of industrial and
business uses sited in develop-
ment that emphasizes clustering of
buildings, extensive landscaping, landscaping,
and shared open space.

Coastal dependent developments, including,
but not limited to, Marine Related Industrial or
Commercial uses, shall have priority over
other developments on or near the shoreline.
The development of industrial-business parks
can be an asset to the bay region because of
the stimulating effect such developments
usually have on the local economy by
attracting new businesses as well as retaining
existing firms that might otherwise leave the
area. The industrial-business park area is
reserved for the types of industrial activities
associated with the manufacture, assembling,
processing, testing, servicing, repairing,
storing or distribution of products; wholesale
sales; retail sales that are incidental to
permitted uses; transportation and
communication uses; parking; industrial,
construction, government and business
services; and research and development. The
Industrial-Business Park classification will also
integrate other land uses within the industrial
environment. Such integration is prompted by
recognition of the fact that the traditional
industrial park, while carefully providing for
efficient operation for industrial purposes,
typically has ignored many community,
employee and tenant needs. This use group
would allow industrial, commercial,
professional, business service, and recreation
uses and facilities.

Hotel, restaurant, integrated meeting and
| conference space, cultural, specialized retail
store, and business-professional office uses
would be allowed in a campus setting.
Permitted recreational uses include, but are
not limited to, landscaped areas, promenades,
public walkways, parks, picnic areas, and
active sports facilities where associated with a
business park campus and intended for
employees. A 1000-foot separation shall be
maintained between any childcare facility and
any facility using or storing hazardous
materials, whichever facility is developed first.

| (040210)

This land use cateqgory would also allow for
industrial distribution and related facilities and
relocation of the SDG&E switchyard in
Planning District 7.




Public Recreation Uses

Land Use Objectives & Criteria

Parks, plazas, public accessways, vista
points and recreational activities on Port
lands and tidelands should:

e provide a variety of public access and
carefully selected active and passive
recreational facilities suitable for all age
groups including families with children
throughout all seasons of the year.

¢ enhance the marine, natural resource, and
human recreational assets of San Diego
Bay and its shoreline for all members of
the public.

e provide for clear and continuous multi-
lingual information throughout Port lands
and facilites to and about public
accessways and recreational areas.

| Master Plan Interpretation

A growing population, greater discretionary

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

Recreation Area/Open Space is a
category illustrated on the Land and Water
Use Element Map to portray a wide array of
active and passive recreational areas
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allocated around the bay. More specific
information on public recreational areas is
provided at the Planning District level under
the following use categories.

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

C.. Promenade indicates the
“ shoreline  public  pedestrian
‘. promenade-bicycle route system

\ , that is improved with

r— landscaping, lighting, directional
and informational signage and
other street fixtures, works of art,
and seating. Many short trips,
especially recreation related, can
involve walking or bicycling
rather than motorized transportation. There
are many assumed benefits of walking and
bicycling; it is inexpensive, exerts no adverse
impact on the environment, contributes to the
physical well-being of the individual, and
affords an unfettered opportunity to enjoy the

EEEEEE
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amenities of San Diego Bay.



Pedestrian and bicycle facilities located on
tidelands should: insure physical access to the
water's edge unless safety, security or
compatibility reasons negate; be accessible to
parking and mass transit facilities; and link
appropriate portions of the waterfront for
continuous longitudinal access. A variety of
route locations is encouraged to extend the
pedestrian and bike environment through parks,
commercial development and by the working
port areas. Special provision for persons with
disabilities shall conform to applicable Law.

Open Space provides amenities
contributing to a more satisfying
and stimulating environment.
These areas include landscaped
traffic inter-change and median
isolated narrow and irregular

and

strips,
shoreline areas where use and development
potential is severely limited and where publicly
placed works of art can enhance and enliven the
waterfront setting. The Open Space designation

may also include secondary buffers (i.e.,
“Limited” or “Transition” buffers) and/or setback
areas from biologically significant resources
deserving protection and preservation.

Public access within open space buffer areas is
limited to passive uses, such as outlooks, picnic
areas, and/or_spur-trails. Such uses should
include interpretive and educational
opportunities while allowing coastal access in a
manner _that will _ensure the protection and
preservation of sensitive habitat areas.

Golf Course is used in Planning

ST,
MY A Y] District 6 to llustrate this 98-acre
*,7~<57C) land allocation. The continuation
-3 -r37-| of this use is anticipated for the
%7 duration of the planning period.
A Open Bay is a category allocated
A A to water areas adjoining shoreline
S recreational areas, the boat
[——Z===] launching ramp, fishing pier, vista
S areas and other public

recreational facilities where the need for open
water is related to the proper function of the
shoreside activity. Multiple use of open bay
water areas for recreational and for natural
habitat purposes is possible under this use
category designation.

Boat Launching Ramp indicated by symbols on
the Planning Maps, provides

facilities for launching thousands
& of trailerable pleasure craft
throughout the year for purposes
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of boating, fishing, regattas, and water skiing.
The requirements for new or expanded
launching ramps need to be carefully considered
since boat access areas and parking areas for
both car and boat trailer consume large land
areas. While existing boat launching ramps are
to continue operation during the planning period,
alternatives other than providing new launching
areas should be considered due to the high land
consumption involved. Dry stack storage, which
accommodates trailerable size boats, s
proposed in Planning District 6.

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

Public Access has been
highlighted by symbol on the Plan
maps for public recrea- tional
areas. The development

of these physical accessways is
only one of the four access categories
established in this Plan and discussed in Section
[l of this document.

Vista Areas include points of natural visual

beauty, photo vantage points, and other

panoramas. It is the intent of this Plan to guide

the arrangement of development on those sites
to preserve and enhance such
vista points. Major vista areas are
indicated by symbol on the Plan
maps.



Conservation

Land Use Objectives & Criteria

Natural marine resource utilization activities
on tidelands should:

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

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

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

e be accessible to the public for non-
appropriative uses consistent with nature
interpretive functions.

e enhance the open space character of San
Diego Bay.

Master Plan Interpretation

Areas included in the conservation group are
scheduled for little or no development. The
intent is to preserve, maintain and enhance
natural habitat areas so that biological
productivity will be sustained.

Areas of extraordinary biological significance
are identified and given special protection
under four categories of use: wetlands,
estuary, salt ponds and habitat replacement.
Much of the shallow water areas located in the
South Bay are considered to have great
potential for restoration.

Wetlands
Wetland areas are undeveloped
arealands having high

biological productivity that are
aIternater covered with water and exposed to
air. Fhey-occur-inthe-South-Bay-in-Planning
Districts—7—and-9—Wetlands—tetal- 392—acres;
although-the-delineations isare conceptual in
nature and may fluctuate with changing
natural cycles.

Wetlands may house unique forms of life,
some species of which are considered rare or
endangered. In any case, they are recognized
in the plan as important natural habitat for
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microscopic plant and animal life which form
basic food for larger fish. They also provide
breeding and nesting sites for migratory or
native birds.

——Wetlands are to be preserved,
protected and, where feasible, restored.
Development shall be limited to restoration,
nature study or similar resource-dependent
activities. Dredging and spoils disposal shall
be planned and carried out to avoid significant
disruption to marine and wildlife habitats and
water circulation. Any diking, filling or dredging
occurring in these areas shall maintain or
enhance functional capacity of the wetlands.

The Wetlands designation may include
identified buffers and/or setbacks from
delineated wetland areas. Development

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

projects.

An Estuary is the confluence

of a river with the ocean,

especially an area of the sea at

—————"——2 the lower end of ariver. Inthe
Master Plan, estuaries comprise the shallow,
sub-merged areas of South San Diego Bay
and are valuable in much the same way as
are wetlands. The warm shallow water
nurtures microscopic plants that are eaten by
the small fish inhabiting the estuary.

The Otay River, historically the source of the
South Bay estuary, now contributes little fresh
water to the area; however, natural tidal
fluctuations provide some salt-water
exchange. The northerly extent of the estuary



area occurs where development in the form of

dredging has deepened the water to a point

where the productivity and its biological

importance is significantly reduced. Estuary

designation is found in Planning Districts 7, 8
| and 9.

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

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

Salt Ponds occupy the
extreme southerly end of San
Diego Bay (Planning District 9).
The shallow, diked ponds are
used to produce salt by solar evaporation. The
ponds and dikes have proved to be suitable
habitat for many bird species, providing
nesting, resting and specialized feeding areas
| for local and migratory aquatic birds.

A continuation of salt production is proposed
in the South Bay. This activity provides for salt
production, maintains bird habitat, and
provides open space and vistas, which
enhance the appearance of the South Bay.
Reutilization of some salt ponds for
mariculture  uses has  potential  for
development. See Planning District 9
description for further information.

| (040210)
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Habitat Replacement.an
area—of about 55 —acres—is
delineated in Planning District 7
for the creation of a marsh island
to be used to replace wildlife habitat removed
during other development around the bay.-
Fhis—project—is—under—construction—Habitat
replacement refers to the concept of
recreating, as closely as possible, the type of
environment conducive to the maintenance,
protection and growth of wildlife species
deemed important. This might include
endangered species as well as ecenemically
environmentally significant wildlife._The Habitat
Replacement designation _may also include
buffers and/or _setback areas from biologically
significant _resources deserving protection and
preservation. Buffer areas may consist of
enhanced, restored, or created vegetation
appropriate to that habitat area resulting from
mitigation deemed necessary for development

projects.

I ||I||||'

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



CHULA VISTA BAYFRONT:
Planning District 7

Planning District 7 includes all Port District
lands within the City of Chula Vista. As shown
on the Precise Plan map (Figure 19), these
District lands extend beyond the U.S.
Pierhead Line (the wusual Port District
boundary) to the city limits.

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

Marine and biological resources are abundant
throughout the entire planning district,
primarily due to its proximity to San Diego Bay
and the estimated 3,940-acre San Diego Bay
National Wildlife Refuge.

Over recent years, the Port has acquired
approximately 291 acres of uplands in this
district, including the former Goodrich South
Campus, park area, and properties at the
south end of the district containing the existing
switchyard and power plant. Most recently, as
part of the Chula Vista Bayfront Master Plan
(CVBMP) and in an effort to improve land use
compatibility at the north and middle portions
of the planning district, the Port completed a
land exchange with a private entity. The
exchange enables residential and non-trust
related retail and office development to occur
on_approximately 33 acres of former Port
properties now under the City’s jurisdiction,
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and places approximately 97 acres of land at
the north end of the district, formerly under the
City’s jurisdiction, within the Port's trusteeship
and _jurisdiction. In addition, the City has
acquired from the Port a vacant parcel for a
proposed fire station. Planned uses for the
acquired land areas are further described in
each of the planning subareas.

Precise Plan Concept
With the goal of transforming the district into a
world-class bayfront, the Port developed the
Chula Vista Bayfront Master Plan (CVBMP) in
2005. The CVBMP resulted from a
cooperative planning effort with the City of
Chula Vista, which involved extensive public
outreach and community participation.

The CVBMP is intended to guide the
development of approximately 560 acres of
the Chula Vista Bayfront over the next 24-
year period. The Pplan CenceptforDistrict
lands—proposes a multiple-faceted land use
allocation within this Pplanning Bdistrict,
including environmental conservation and
development of public park and commercial
recreational uses. Fhe-Proposed development

propesal—emphasizes  public  waterfront
amenities and—public—accessto_enhance the

bayfront’s natural and economic resources.
The plan increases public access
opportunities while restoring _and protecting
natural resources, serving to attract visitors
from outside the region as well as local

residents to wuse the marine related
recreational facilities and public areas.
Additionally, the plan strengthens the

bayfront’s connection to the Chula Vista urban
core _and neighborhoods to the east by
extending the City’s traditional street grid to
ensure pedestrian, vehicular, bicycle, and

transit, and water linkages. Recreation-boating
faonochove-boondovnlonad o mont ool of




Although planning policy encourages marine-
related industrial uses, the plan provides the
flexibility to attract new industrial and
business-commercial development to this
planning district. To accomplish this goal, the
plan allocates a large amount of land in the
Chula Vista Bayfront Planning District for
Industrial-Business Park use. Much of the
land is currently vacant or underutilized. As
the South Bay regional economy expands in
the future, the Industrial-Business Park
designation  will both  stimulate and
accommodate appropriate industrial and
commercial redevelopment, thereby enabling
the Chula Vista Bayfront to realize its full
potential.

The CVBMP concept proposes to redevelop
underutilized and vacant areas with a mix of
land uses, along with a new roadway and
infrastructure _system throughout the planning
district. A variety of public _amenities are
proposed, including: a signature park and
other _open space areas, ecological buffers,

cultural uses, piers, a new commercial harbor
and _reconfiguration of marina _slips, a
community boating center, a ferry terminal,
navigation channel improvements, an RV
park, a continuous and comprehensive
pedestrian pathway system, bicycle paths,
ample parking areas, and public art. Proposed
development includes hotel and conference
facilities, retail/entertainment, cultural, and
office. Much of the planning area is
designated Industrial Business Park to
maximize flexibility in approving future
development proposals.

There are a multitude of existing and
proposed recreational opportunities within the
district. Recreation boating marinas__have
been developed to meet part of the increasing
regional demand for recreational boating and
wet storage marinas. An_ RV park provides
short-term parking spaces for visitors to enjoy
the Chula Vista bayfront. Other public
recreational opportunities can be found at the
large _Bayside Park that includes a public
fishing pier, the Chula Vista Bayfront Park with
its_public_boat launching ramp, and Marina
View Park. Planned recreational
improvements include two large parks, a
community boating center, a new pier, as well
as_a continuous open _space system that is
fully accessible to the public and seamlessly
connects the bayfront to the region. This open
space system would create a comprehensive
greenbelt linkage throughout the entire district
with _a continuous pedestrian walkway, or
“baywalk”, and a bicycle path that would tie
into_the regional Bayshore Bikeway system.
The CVBMP emphasizes an _ active
commercial harbor with public spaces at the
water's edge as well as enhanced existing
and newly created visual corridors to the Bay.

The plan also includes ecological buffers
adjacent to _environmentally  sensitive
resources in_order to ensure such habitat
areas are protected and preserved. Best
management practices and natural retention
basins will be implemented throughout the
planning area to prevent degradation to
sensitive _areas and to curb storm water
pollution to the bay.

To ensure adequate coastal access is
provided for the public, the CVBMP includes
appropriately allocated on-site parking spaces
to be developed with bayfront commercial and




recreational _uses. Additionally, commercial
development throughout the planning district
is required to participate in and contribute a
fair _share to the implementation of an
employee shuttle system that connects users
to_a collector parking structure located near
Interstate 5, thereby ensuring the availability
of bayfront parking for the public.

I I o
created—by—more—flexible—land—use
classifications. Implementation of the CVBMP
is envisioned to occur in four phases over the
next 24 years, and will be contingent upon
and subject to many factors, such as
availability and timing of public financing and
construction of public improvements, terms of
existing long-term leases, actual market
demand for and private financing of proposed
development, lease negotiations, approvals
for and demolition and/or relocation of existing
uses, approvals for new uses, and other

approvals.

Land and Water Use Allocations

A total 4;6980f 1,980 acres of Chula Vista
Bayfront are allocated to commercial,
industrial, public recreation, conservation, and
public facilities activities (Table 18).

Chula Vista Bayfront
Planning Subareas

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

D Street Area

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

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

Gunpowder Point Shoreline

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

Chula Vista Bayfront
Master Plan

The CVBMP planning area consists of the
northern Sweetwater District, the middle
Harbor District, the southern Otay District,
Chula_Vista Harbor, and Boat Channel
subareas. The Sweetwater District proposes
the lowest intensity development and focuses
on lower scale, environmentally sensitive and
ecologically themed uses. In contrast, the
Harbor District is intended to provide a
significant link from the City to the Bayfront




and includes the highest intensity
development. Lastly, the Otay District
proposes moderate intensity mixed-use
development. Each of the districts contain
substantial amounts of open space and public
amenities, and are seamlessly connected by
greenbelt linkages that include pathways for
pedestrians _and _bicyclists. Each CVBMP
district, or planning subarea, is further
described below.

Sweetwater District

The Sweetwater District, acquired by the Port
as part of the aforementioned land exchange,
is _approximately 97 acres in size and is
generally undeveloped and consists
predominantly of fallow fields.

Public spaces and development planned for
this subarea focus on_ lower _scale,
environmentally sensitive and environmentally
themed uses. Land use designations include
Open Space, Habitat Replacement, Wetlands,
Park, Industrial Business Park, and
Promenade.

Undeveloped land along the northern and
western boundaries of the district will be
established as a 400-foot-wide ecological
buffer. The buffer is intended to preserve and
protect the adjacent Sweetwater Marsh
Wildlife Refuge from planned development
and to provide a gradual transition from
undeveloped native landscape to developed
areas. From west to east, the buffer consists
of a 200-foot-wide “no-touch” zone, a 100-
foot-wide “limited use” zone, and a 100-foot-
wide “transitional use” zone. The no-touch
zone primarily consists of wetland and upland
habitat _mitigation _and public _access is
prohibited. To prohibit access by the public
and nuisance predators into the sensitive
habitat areas, the eastern boundary of the no-
touch zone will include six-foot-high vinyl-
coated chain link fencing. Fence installation
shall include land contouring to minimize
visual impacts of the fence. The limited Use
zone will contain outlook stations, open space
areas, and a meandering trail system. The
transitional _use zone will accommodate
increased recreational uses such as picnic
areas and trails, and consists of revegetated
open space. The southwestern portion of the
buffer, which is designated as Wetlands,
consists _of lands identified for potential
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enhancement, restoration or creation of
wetland mitigation _areas. Upland habitat
mitigation will be established in the no-touch
zone area within the Habitat Replacement-
designated portions of the buffer. The outlook
stations, which will be connected by
meandering trails _designated as Promenade,
will provide viewing areas of the bay and
wildlife, and will include educational elements
such as kiosks, sculptures, or interpretive

signs.

In _addition, an 18-acre signature park is
proposed with greenbelt linkages to park
areas in_the Harbor District. The park is
envisioned as a passive use, meadow-type
open __space with amenities such as:
landscaping, lighting, restrooms, drinking
fountains, bicycle racks, children play areas,
picnic _areas, benches, trash receptacles,
interpretive _signage, landscaped berms,
public art, decomposed granite paving, and
parking. The park is to be passive in nature,
be low-impact and contain minimal structures.
Allowed structures include restrooms, picnic
tables, shade structures and overlooks, and
are limited to single-story heights. No athletic
field amenities or unattended food vending will
be allowed. The park will utilize low water-use
ground cover alternatives where possible and
trails will not be paved. Due to the immediate
adjacency to sensitive habitat areas, amplified
sound equipment and issuance of park use
permits for group events will be prohibited.
The signature park parcel is assigned the
Park/Plaza land use designation. An
approximately  100-foot-wide  buffer  will
separate the existing seasonal wetland,
located between E and F Streets, from
adjacent development.

At the northern end of the district, planned
development includes: a resort hotel with
approximately 500 to 750 rooms and
associated meeting space, restaurants, and
retail shops; a parking area and access road
for the Chula Vista Nature Center; and a low-
intensity mixed use office/retail building of
approximately 60,000 to 120,000 square feet
in_size. Building heights in _the Sweetwater
District range from 30 to 100 feet, with higher
structures_situated towards Interstate 5, and
structure _heights stepping down approaching

the Refuge.




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

Harbor District

The Harbor District includes a total of
approximately 223 acres of land area, of
which approximately 191 acres lie within
District_jurisdiction. As a result of the land
exchange previously described, an interior
portion of this subarea falls under the City’'s
jurisdiction _and is intended for private
residential, general office, retail and hotel
development — all of which has been planned
in_conjunction with the CVBMP. In addition, a
1.8-acre vacant parcel north of J Street and
adjacent to Interstate 5 has been transferred
from Port to City ownership and jurisdiction
and its proposed use is a fire station.

The Harbor District encompasses the greatest
diversity of existing uses, including the
majority of the planning district's developed
commercial uses and areas accessible by the
public. Existing uses include a boat vard,
yacht club, marinas, restaurants, RV park,
former _industrial and supporting _parking
facilities, and waterfront parks.

Proposed development in the Harbor District
is the highest intensity of the master plan and
encourages an active, vibrant mix of uses and
public spaces. Land use designations within
this subarea include Open Space, Wetlands,
Park/Plaza, Industrial Business Park,
Commercial Recreation, and Promenade.

Public _amenities in_this subarea include
Park/Plaza-designated land areas, which
include the existing Bayside Park that will be
improved as an extension of the Sweetwater
District Signature Park with similar amenities.
Other public spaces to remain in the subarea
include the existing Marina View and Chula
Vista Bayfront Parks, both designated as
Park/Plaza, and the existing fishing pier. The
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existing boat launch ramp, restrooms, and
Harbor Police facility within Chula Vista
Bayfront Park will remain. In contrast to the
passive _use emphasis of the Sweetwater
District park areas, parks within the Harbor
District are planned to accommodate flexible
spaces and programmable elements that
allow for more active uses or events.

A _community boating center or recreational
marina is proposed on the water’s edge, north
of the enlarged Bayside Park on the site of the
existing boatyard. The establishment of the
boating center and surrounding park area is
subject to the relocation of the existing
boatyard or termination of its existing lease.
The existing boatyard use may continue to
operate until the site is redeveloped to a
conforming Commercial Recreation use. Prior
to redevelopment, additional boat repair
capacity will be identified._The community
boating center may include an aguatic center,
marina_support_uses, low cost visitor-serving
boating opportunities, dock and dine facilities,
a water transportation dock, and boat launch
uses. The adjacent water area is designated
Recreational Boat Berthing and is_envisioned
to contain a new 200-slip marina.

The community boating center _and marina
support land area Fhe-land-lying—north-of- G
Street—is designated for Commercial
Recreation, except for the adjacent
coenservation-designations of Wetlands, Open
Space, and Park/Plaza. The 100-foot-wide
Open Space designation _north of the
expanded park area abutting the boating

center Habitat—Replacement—which—would

serve as a buffer between future commercial
development adjacent-toand the surrounding
adjacent habitat. The extent of buffer
coverage will depend upon future resource
conditions and will be reevaluated as new
development proposals are submitted.

The anchor component of the district is a large
resort conference center proposed just east of
Bayside Park. The resort conference center
will be a destination attracting visitors from,
and providing public amenities to, the region.
The resort conference center will include
approximately 1,500 to 2,000 hotel rooms,
approximately 100,000 square feet of
restaurant space, approximately 20,000
square feet of retail, a conference center with
up_to approximately 400,000 square feet of




meeting space (with a maximum of 200,000
square feet of contiguous exhibit and flex
space in a single enclosed room), expansive
open space areas, and other ancillary uses.
The maximum _heights for the resort
conference center components are 240 feet
for the hotel and 120 feet for the convention
center.

South of H Street, the plan allows for an
approximate  500-room__resort _hotel with
conference room, retail, and open space, and
other ancillary hotel uses. An additional
200,000 square feet of cultural/retail uses and
integrated open space would be developed on
the site. East of this site, the plan includes
approximately 100,000 square feet of mixed-
use  office/commercial _ recreation  uses
wrapped around a 1,100 to 3,000-space
collector parking garage. The garage is
intended to function as remote employee
and/or_visitor parking to supplement on-site
parking needs for bayfront businesses.
Heights in the Harbor District will generally not
exceed two stories immediately adjacent to
the water, with a maximum height of 300 feet
away from the shoreline.

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

Roadway improvements include the extension
of H Street that will connect to the E Street
extension in_ the Sweetwater and Harbor
districts. The H Street extension, which will
end with a pedestrian connection and a new
pier, will provide a significant link from eastern
Chula Vista to the waterfront. Modifications to
Marina Parkway and new access roads are
also proposed throughout the Harbor District.
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A shoreline  pedestrian __promenade _ or
“baywalk” is planned to wrap around the
perimeter of the park and harbor front
businesses, connecting the pedestrian and
bicycle greenbelt linkage to the other
subareas, while maximizing public visual and
physical access to the water. The baywalk will
contain public amenities such as pedestrian-
scale landscaping, lighting, and furniture,
providing public seating and gathering spaces
while offering views of the harbor.

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

rest of the City.
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Chula  Vista  harbor  basin  includes
approximately 50 acres of water area and is
protected by two structures: a 300-foot-long
rock breakwater extending north from the
Marina Way arm and a 650-foot-long wave
attenuation pier extending south from Bayside
Park. They are separated by about 200 feet of
channel._The harbor is currently occupied by
two _marinas_totaling approximately 900 boat
slips. The existing Chula Vista Boat Launch
has been upgraded with additional shore

protection.

An _essential component of the CVBMP _is the
creation of an active commercial harbor that
encourages public access to the water and
activity on the water. To facilitate the
development of this activated harbor, the
existing marina boat slips will be reconfigured
to create an approximately 4-acre open water
area. The new open water area will enhance
boating activity on the water and is envisioned
to be utilized for ferry loading and unloading,
water taxis, dinner boats, harbor cruises,
visiting historic vessels, and boat rentals.

Landside improvements around the harbor,
including commercial development and public
amenities, are further described above in the
Harbor District subarea.

The water areas within the Harbor have been
designated as Recreational Boat Berthing,
Specialized Berthing, and Boat Navigation
Channel.




Otay District

The Otay District is approximately 144 acres
in_size and includes recently acquired upland
areas. This subarea was characterized by
industrial uses, including the existing SDG&E
electrical _switchyard and South Bay Power
Plant. Uses within this district will be designed
in_consideration of the adjacent sensitive
habitat areas.

The proposed development for the Otay
District_consists of a mix_of uses, including
industrial _and _low-cost  visitor _serving
recreational uses. The extreme northern and
southern parcels are designated for Industrial
Business Park use. The southern Industrial
Business Park parcel could include industrial
distribution _and related facilities, future
relocation of the existing switchyard, or other
uses allowed under the Industrial Business
Park designation.

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

Abutting the north side of this park area is
Commercial Recreation-designated property
that is intended to provide low-cost visitor
serving recreational uses. Specifically, this
area is to be developed as an RV park that
will include approximately 236 RV parking
spaces and ancillary uses such as offices,
pool/spa, snack bar, general store, meeting
space, game room, laundry facilities, and
playground equipment. Both parcels could
allow for camping activities. The existing
concrete Telegraph Canyon Creek channel is
proposed to be replaced with a more natural
vegetated channel. Efforts to naturalize and
vegetate the creek will be maximized as is
consistent with its function as a storm water

conveyance.

An ecological buffer will be provided along the
western _boundary of the district between J
Street and the RV park. The buffer will consist
of a 100 to 200-foot-wide no-touch zone,
within_which public_access is prohibited, to
buffer the adjacent J Street Marsh and wildlife
reserve from proposed development. The
buffer, which is designated as Habitat
Replacement and Wetlands, will be utilized for
wetland and upland habitat mitigation and will
prohibit public access. To prohibit access by
the public_and nuisance predators into the
sensitive_habitat areas, the eastern boundary
of the no-touch zone will include six-foot-high
vinyl-coated chain__link _fencing. Fence
installation _shall include land contouring to
minimize visual impacts of the fence.

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

New roadways will be constructed throughout
the Otay District to_serve new uses. A new
bike path is proposed alongside the new
roadways. A shoreline pedestrian _trail is
proposed in the Otay District, and its design
will ensure protection of the adjacent sensitive




habitat areas. Like the Harbor District
subarea, the eastern portion of this subarea
within _existing _right-of-way/easement areas
are planned for landscaping and
pedestrian/bicycle trails that will connect to the
shoreline pedestrian and bike trail in the Otay
District. This district will also contain parking
areas. The pedestrian/bicycle trail in the Otay
District will be part of the greenbelt system
that will link the CVBMP area together, and
link it to the rest of the City greenbelt.

Boat Channel

The water area directly west of the Chula
Vista Bayfront is occupied by the main boat
channel providing access to the harbor, which
is designated Boat Navigation Corridor on the
Precise Plan. Areas outside the channel will
remain in the Estuary category.

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

Outer South Bay

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

Wildlife Reserve

South of the Chula Vista Harbor lies a large
tidal mud flat, the San Diego Gas and Electric
Company (SDG&E) dike, and the South Bay
Wildlife Reserve, a 55-acre island which was
built from dredged material and where native
habitat has been established. The Master
Plan has feur—three designations for this
subarea: Wetlands, Estuary, and Habitat
Replacement;-and-Marine-Related-ndustrial.
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The Wetlands (refer to the Master Plan
Interpretation section on Wetlands;—page-33),
includes the area known as the J Street Marsh
and is roughly the mud flat and marsh area
exposed to air during low tide. It is
undeveloped, except for a small channel_that
was used as a water intake trough for the
SDG&E thermal power plant. Fhefunction—of
the-SBG&E-dike-is-to-separate-this-cool-water
intake—from—the—warm—water—outfall area
located-on-the south-sideof thedike—Other
than potential habitat restoration activities, no
alterations to the former——existing
intake/discharge channel area are proposed;
however kit is the intent of this plan to
preserve the surrounding wetlands in their
natural state—but-to—retain—and-maintain—the
intake—channel. To provide for the long-term
protection and management of the J Street
Marsh sensitive habitat area, the Port will
enter into a cooperative agreement with the
US Fish and Wildlife Service that will address
the placement of educational and enforcement
signage, long-term maintenance, and
additional protection measures such as
increased monitoring and enforcement. The
cooperative_agreement will be executed prior
to the redevelopment of the Otay District.

Estuary refers to the shallow water outward of
the wetlands which is not exposed at low tide.
This area will not be developed; however,
limited surface water activities such as boating
and fishing would be permitted. Efforts should
be made to avoid or reduce potential
environmental damage.

The Habitat Replacement concept involves
engineering, dredging, planting and
developing a valuable supratidal salt marsh
habitat as part of a master-planned complex.
Unauthorized access by humans and
predators will be greatly discouraged by
fencing the SDG&E dike, although controlled
access will be provided for nature instruction
and research. Its location reduces conflicts
between development and preservation
activities, and its size enables other shoreline
projects to be completed by substituting the
inferior habitats at the project sites for a
carefully nurtured and highly productive
habitat.

The Port District provides continual protection
and management, as part of a comprehensive
South Bay wildlife preserve program.



A narrow strip of District-owned land,
designated  Marine—Related—Industrial

Wetlands, followsalong—the-estern—edge—of
this—planning-subarea—tis currently leased for
an—electric—generating—plantto the existing
power plant operator, and—is—expected—to
remain—in—this—use—for-thefuture—but upon
demolition of the existing power plant, is
intended for mitigation and/or restoration area
that will include an ecological buffer between
existing and created wetland areas and

upland use.
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