3.0 Project Description

3.0 Project Description

3.1 Project Background

In 1971, the City established a Redevelopment Project Area and Agency in order to
address social and economic blight in the downtown area by providing new economic
opportunities and public improvements. In 1972, the City Council adopted Ordinance
No. 2524 creating Specific Plan 182 (SP 182) to implement the General Plan by forming
a central business district. SP 182 provides the standards for development within the
Downtown Redevelopment Area. SP 182 has been amended several times throughout
the past 35 years. The most recent amendment was in August 2003 to expand the SP
182 boundaries in order to coincide with the ElI Cajon Community Development
Corporation (ECCDC) boundaries.
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The primary purpose of SP 182 is to implement the recommendations of the Downtown
Master Design Plan, which has provided guidance for decision makers since 1992. The
Downtown Master Design Plan was a comprehensive effort to prepare a plan for further
redevelopment in the downtown area. An appointed review group worked with
consultants and staff to prepare an overall plan for the downtown area. The plan
contained recommendations for land use and development standards, as well as design
guidelines.

In 2006 the City, in partnership with the ECCDC, initiated efforts to prepare a new plan
for the downtown with an updated vision focused on revitalization. The new plan (the
proposed 541-acre ECDSP) is shown in Figure 3-1 in relation to the existing specific
plans and larger Redevelopment Project Area.

3.1.1 Community Invo Ivement

The planning process for the proposed ECDSP included steps to involve the citizens of
the City. Early in the process, an ad hoc committee that includes stakeholders who had
participated in previous planning efforts to improve the downtown was convened. The
ad-hoc committee also includes citizens from various City Commissions, such as
Planning, Traffic, Youth, Parks and Recreation, and Aging and Disabilities. Additionally,
it includes City staff from the Redevelopment, Planning, Public Works, Police, and Fire
departments. To integrate stakeholder input into the planning effort, plan development
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3.0 Project Description

was organized into four phases with community participation opportunities available in
each phase. The phases involved:

Conducting a preliminary analysis of the existing conditions in the ECDSP area;

Developing a community-based vision;

w N

Preparing a draft Specific Plan; and
4. Holding public meetings on the draft Specific Plan before its adoption.

More than 100 community members participated in a series of workshops, field trips, and
public forums to share their views about the current downtown and their visions for its
future. Key concepts of the proposed ECDSP were presented to the community in a
series of additional forums. Refinements continued to be made to the draft plan as a
result of community feedback, ground-truthing of information, and preliminary
environmental findings related to infrastructure capacity. Nine key concepts voiced by
community members as part of their vision for a revitalized downtown included:

1. Intensification of development downtown

2. Support for mixed-use development

3. Improved linkage between transit center and civic center areas
Improved pedestrian and bicycle amenities
Improved transit service
Increased recreational opportunities

Higher quality of development design

Increased opportunities for high-paying jobs and job training

© © N o g &

Increased support of cultural arts

These nine key concepts were then integrated into conceptual plans, from which the
development of five unique Districts evolved. These five Districts included two primary

Districts that built on the strengths of two existing activity areas (the Civic Center and the

Transit Center), and three other new Districts that supported and linked the two primary

Districts. A City Council workshop was then held to brief the City Council on the
UHVXOWLQJ SODQ DQG WKH FRPPXQLW\ LQSXW WKDW KHOSHG
feedback at this workshop, the proposed ECDSP, which is the subject of this PEIR, was

prepared.

3.1.2 Relationship to the City General Plan

The proposed ECDSP provides updated development regulations and design standards
for the downtown, thus replacing two existing downtown area specific plans (SP 182 and
SP 462) identified in the adopted General Plan as Special Development Area (SDA) No.
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3.0 Project Description

9 and SDA No. 10. (SP 182 and SP 462, respectively, are the implementing plans for
*HQHUDO 30DQTV 6'$ 1R
Plan, SDA #11, lies within the ECDSP area but does not have an adopted

WKH

implementation plan.)

DQG 6'$ 1R

Because the existing General Plan (last amended in 1998)

contains development strategies through the year 2000, the proposed ECDSP reflects
implementation of an updated vision for the downtown/specific plan area, as shaped by
recent demographic trends and legislative actions. Incorporating smart growth principles
and traditional urban planning tools, the proposed ECDSP is intended to guide future
public and private improvements within the 541-acre downtown area through Year 2030,

EXLOGLQJ RQ WKH GRZQWRZQYV H[LVWLQJ VWUHQJWKYV DQG LWV
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downtown, the following text changes to the General Plan are being proposed as part of
a General Plan Amendment.

Existing Text*

Objective

4-3

Policies

4-3.1

4-3.2

4-3.3

5-6.3

The  Mair-——Marshall-Johnson
Industrial Area will be maintained
as the City's secondary industrial
area.

The City recognizes that the Mair-
Marshall Industrial Area is subject
to development influences such
as the new-trolley/transit center
that will modify its role as an
exclusive industrial area.

and
be

Well established industrial
light industrial uses will
permitted to remain.

New directions in land use will be
accepted provided they remain
basically compatible with industrial
uses.

The City will encourage the design
of residential developments which
are—buffered—from  nearby
commercial and industrial areas,

El Cajon Downtown Specific Plan
Recirculation Draft PEIR, August 1, 2011

4-3.1

4-3.2

4-3.3

5-6.3

Proposed Text

The North Marshall and North
Johnson Industrial Area will be
maintained as the City's secondary
industrial area.

The City recognizes that the North
Marshall Industrial Area is subject
to development influences such as
the trolley/transit center that will
modify its role as an exclusive
industrial area.

Well-established industrial and light
industrial uses will be permitted to
remain in_the North Marshall +
North Johnson Industrial Area.

New directions in land use will be
accepted provided they remain
basically compatible with industrial
uses located in the North Marshall
+North Johnson Industrial Area.

The City will encourage the design
of residential developments to _be
compatible with nearby commercial
and industrial areas, freeways and

Page 3-4
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freeways and railroads and avoid
fronting on major (primary and
secondary) streets.

9-2.4 The City will make every effort to
concentrate automotive
dealerships in the new-El-Cajon
Blvd-Johnson Avenue Special
Development Area.

Page 82

The Downtown Special Development Area

3.0 Project Description

railroads and avoid fronting on
primary streets outside of the
designated downtown specific plan

area. The City will  further
encourage compact, transit
accessible, pedestrian-oriented,

mixed use development patterns
and land reuse.

9-2.4 The City will make every effort to
concentrate automotive dealerships
in the North Johnson Avenue

Special Development Area.

The Downtown Special Development Area

(SDA 9)-which-is-the-arealocated-around
he historicallv_i : on_of

The El—Cajon—Blvd-Johnson Avenue

(SDA No. 9) The purpose of this SDA No.
9 is to facilitate the revitalization of
downtown El Cajon as a mixed-use, urban
center that incorporates smart growth
practices not available in traditional zoning
districts. This special development area
contains approximately 541 acres within
the Redevelopment Project Area.

The North Johnson Avenue Special

Special Development Area (SDA 10) Fhe

City—to protect and promote future

concentration, wherever possible, of auto

dealers and related retail and service
facilities into attractive "auto row"
configurations. El Cajon Blvd. has

historically served as such an auto row, but
has been limited in its capacity to permit

El Cajon Downtown Specific Plan
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Development Area (SDA No. 10) This area
located along North Johnson Avenue
beginning just north of West Main_ Street
and ending at Interstate 8 has seen the
recent establishment of auto-related
businesses including dealerships. It is the
intent of the City to focus new auto-related
services and dealerships in this area and
to protect and promote  future
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3.0 Project Description

expansion of such facilities. -Mere-recently;
Johnsen—Avenue—has—withessed—the

sales-and-related-uses-along-these-streets.
Specific Plan 462 has been adopted to
implement SDA 10.

Page 84

As previously described in the commercial
portion of the Land Use Element, a new
Special Development Area (SDA 10) is
indicated within the light industrial area
along Johnson Avenue. Its purpose is to
provide a portion of an automobile-oriented
use corridor on both sides of Johnson
Avenue extending—also—to—El-CajonBlvd.
Specific Plan 462 has been adopted to
implement SDA 10.

Page 88
F. Transit Center

The Light Rail Transit (trolley) has
been extended through El Cajon to

Santee. The Metropolitan Transit
Development Board, M.T.D.B.,
encourages development

agreements and air rights leasing
of transit facilities. This present
General Plan anticipates transit
related development through—the
creation-of-a-Special Development
Area—{SBA-11} on and adjacent to

the El Cajon transit center.
Page 109
Any Special Development Area shall actas

El Cajon Downtown Specific Plan
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concentration, wherever possible, of auto

dealers and related retail and service
facilities into attractive "auto row"
configurations. ElI Cajon Blvd. had

historically served as such an auto row,
but has been limited in its capacity to
permit expansion of such facilities due to
the shallow depth of lots along that street
and the desire of auto manufacturers to
locate new dealerships on properties with
better freeway exposure. Specific Plan 462
implements SDA No. 10.

As previously described in the commercial
portion of the Land Use Element, a new
Special Development Area (SDA No. 10) is
indicated within the light industrial area
along North Johnson Avenue. Its purpose
is to provide a portion of an automobile-
oriented use corridor on both sides of
North Johnson Avenue. Specific Plan 462
has been adopted to implement SDA No.
10.

F. Transit Center

The Light Rail Transit (trolley) has
been extended through El Cajon to
Santee. The Metropolitan Transit
System, MTS, encourages
development agreements and air
rights leasing of transit facilities.
This General Plan anticipates
transit-related development on and
adjacent to the El Cajon Transit
Center.

A Special Development Area shall be

Page 3-6



an—overlay-to-an—underlying General Plan

designation and shall specify within the
General Plan text how the qualifying
criteria are met by the area and the
essence of any special legislation—which

might-berequiredfollowing-amendment-of
the General-Plan.

Page 111

DOWNTOWN REDEVELOPMENT AREA -
123 Acres

A mixed-use area eentered-on-the-histeric
commercial—center for—EI-Cajon.  Old,
outmoded structures, absentee ownership
of numerous small lots and many marginal
uses eharacterize—the-old-downtown—-area:
Fhe-Special Development Area will allow
the City to continue-to-redevelop-thisarea
. ltural i .

i onal activities. Mixed il
encouraged—to—help—create—an—urban

Hage( ific Pl f

EL—CAJON—BLVB/AIOHNSON AVENUE
SPECIAL DEVELOPMENT AREA - 133
Acres

An—older—strip—commercial-area—along—E!
i i i Johnson
Avenue have developed with a base of
automobile sales and service activities. It is
the City's intention to encourage the
location and expansion of such activities
into a very strong sales and service area
forsuech—uses. It is especially important
that such uses be given opportunities to
expand into contemporary facilities. (See
Specific Plan 462)

MARSHALL—AVENUE
SPECIAL DEVELOPMENT
AREA-19 Acres

El Cajon Downtown Specific Plan
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identified by its own General Plan
designation and shall specify within the
General Plan text how the qualifying
criteria are met by the area and the

essence of any special legislation.

DOWNTOWN REDEVELOPMENT AREA -
541 Acres

A mixed-use area in_downtown El Cajon
with a mixture of old, outmoded structures,
absentee ownership of numerous small
lots and many marginal uses sprinkled
between new and remodeled buildings.
This Special Development Area will allow
the City to develepimplement a new
downtown specific plan that incorporates
smart_growth practices to bring about a
successful, vibrant, high-density, mixed-
use downtown supported by a variety of
transportation alternatives.

NORTH JOHNSON AVENUE SPECIAL
DEVELOPMENT AREA - 28 Acres

North Johnson Avenue has developed with
a base of automobile sales and service
activities. It is the City's intention to
encourage the location and expansion of
such activities into a strong sales and
service area. It is especially important that
such uses be given opportunities to
expand into contemporary facilities. (See
Specific Plan 462)
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Page 117

Retail Commercial areas must front on a Retaill Commercial areas must front on a

primary thoroughfare. primary thoroughfare, except within the
Downtown Special Development Area (see
Specific Plan 520.)

* Strikeout text indicates wording to be deleted.

3.2 Plan Goals and Objectives

The intent of the ECDSP is to create land use and development regulations that facilitate

DQG HQFRXUDJH GHYHORSPHQW DQG LPSURYHPHQWYV WKDW ZLOO
vision for the downtown. As stated in its Chapter 5 of the plan, the proposed ECDSP

contains four overarching goals, nine measurable objectives to meet these goals, and a

set of policies to ensure achievement of the objectives.

The four overarching goals of the proposed ECDSP are as follows:

X ,QFUHDVH WKH &LW\TV HFRQRPLF KHDOWK WKURXJK UHYLWDOL

X Meet the City fV IXWXUH IDLU VKDUH UHJLRQDO KRXVLQJ JRDOV WK
housing within the ECDSP area.

X Make the City the best possible place to live, work, shop, play, learn, and conduct
business.

x Contribute to the environmental health of City residents through the application of
land use plans and development standards that promote healthy living and
sustainable development.

The nine objectives of the proposed ECDSP include:

1. Re-establish a traditional urban downtown street grid pattern.

2. Create a downtown that is vertical and compact.

El Cajon Downtown Specific Plan
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Enhance the built environment through superior design standards.
Facilitate a mixture of uses in each district.

Increase the amount and quality of housing opportunities downtown.

I

Establish an urban land use pattern and circulation system that supports walking,
biking, and transit use.

~

Establish a pedestrian-friendly environment.
8. Promote economic and social vitality.

9. Establish a connected open space system.

3.3 Plan Features

The proposed ECDSP has been prepared as a neighborhood-level planning document
that provides updated land use/zoning classifications, development standards, and
design guidelines in order to implement the specific land uses envisioned for the
downtown. In addition to being a land use regulatory document, the proposed ECDSP
also outlines the framework for the provision of urban amenities and other public
improvements associated with anticipated development pursuant to the plan.

The planning tools included in the proposed ECDSP to help realize its vision of a vibrant
downtown include land use and development regulations, mobility system
enhancements, and a public facilities and services plan. These are described in
subsequent paragraphs

3.3.1 Five Planning Districts

The proposed ECDSP creates five distinct planning Districts, each with a focused
identity as distinguished from each other and indicated by its name. The ECDSP
Districts are shown in Figure 3-2 and include: Historic Heart of the City District, Transit
and Business District, Lifetime Learning District, Marketplace District, and Community
Recreation District. Each District is proposed to be a unique and memorable place to
live, work, shop, play, learn and conduct business, and is planned to include an existing
or newly created Activity Center. The Activity Center defines each District and would be
composed of a central public space, serving surrounding planned land uses. Land uses
would generally be intensified over existing conditions, with residential and commercial
buildings ranging in height from two to eight stories; up to twelve stories in select areas.
Each District also includes primary and secondary open spaces linked together by
enhanced pedestrian, bicycle, and mass transit routes. An overview of the land uses
proposed for the ECDSP area is provided in Figure 3-3. An overview of the building
heights proposed for the ECDSP area is provided in Figure 3-4.

El Cajon Downtown Specific Plan
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3.3.1.1 Historic Heart of the City District

The Historic Heart of the City District encompasses 100 acres in the east central portion

of the ECDSP area, centered upon the existing Civic Center and Main Street areas. A

PDS RI WKH 'LVWULFWYfV SURSRVHG ObQte ECOEPVproposésKRZQ LQ )LJIX
to revitalize the Historic Heart of the City District by including provisions that would

promote increased commercial and cultural activities, while also providing more

residential units in close proximity to the commercial areas to support these increases.

In order to encourage these changes, the ECDSP proposes the redesignation of most of

the DsWULFWYfV FRPPHUFLDO DUHDV WR D QHZ FDWHJRU\ FDOOHG
been designed to encourage street-level uses such as pedestrian-oriented retail and

service uses while also providing for supporting uses that can be implemented above the

ground floor (e.g. offices, residences, and hotels). (See Section 3.3.3 below for further

description of the Pedestrian Retail land use designation.)

To reinforce and support the goal of creating a pedestrian-friendly downtown district, the
ECDSP has designated Main Street and Magnolia Avenue as Enhanced Primary
Pedestrian Routes with Douglas, Lexington, and Avocado Avenues designated as
Enhanced Secondary Pedestrian routes. A series of new interconnected streets, alleys,
and bicycle lanes is also proposed. The Prescott Promenade and Civic Center open
spaces would continue to serve as the primary Activity Centers for this District.

As indicated in Figure 3-4, all new buildings are required to be at least two stories in
height in the Pedestrian Retail (PR) area and three stories in height elsewhere in the
District; up to five stories in the pedestrian retail areas, and eight stories in other
commercial areas and residential areas, and up to twelve stories in civic areas.

El Cajon Downtown Specific Plan
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ECDSP Planning Districts
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3.0 Project Description

3.3.1.2 Transit and Business District

The ECDSP would revitalize the 103-acre Transit and Business District by transforming
it into EI Cajon's primary employment center and gateway to the City's easterly
downtown Districts. To accomplish this transformation, the ECDSP has planned the
Transit and Business District such that high density residential and commercial uses
could be accommodated within walking distance to the existing Transit Center (the
'LVWULFWYIV $FWLYLW\ &HQ Wwlth conVémextVm&D ttewsiQ FAUmag df
WKH 'LVWULFWTV SURSRVHG OD@&G XVHV LV VKRZQ LQ

To promote and support new development in this District, the ECDSP calls for new
infrastructure, such as the extension of West Douglas Avenue and West Lexington
Avenue across El Cajon Boulevard to the Transit Center. The proposed ECDSP also
envisions a green belt of open space, as well as bike lanes and enhanced pedestrian
routes along Lexington Avenue to provide a convenient multi-modal corridor through the
center of the District to the Transit Center. Properties near the Transit Center are
assigned the highest intensities in the ECDSP area, with new commercial buildings north
of Lexington Avenue planned to be six to twelve stories.

3.3.1.3 Lifetime Learning District

In order to revitalize the Lifetime Learning District, the ECDSP proposes to establish it as
a center for education and technical training. Permitted land uses are intended to
promote development of trade schools, law schools, adult education centers, design and
art schools, music schools, culinary schools, and nursing schools. Associated student
housing is also encouraged in this District. Figure 3-7 shows the land use map for the
Lifetime Learning District. The major Activity Center for this District is a plaza located at
the intersection of Main Street and El Cajon Boulevard, extending south to Lexington
Avenue. The plaza is intended to serve as a venue for educational schools to promote
and exhibit their work through seasonal art shows, music events, and educational fairs.

Located in the center of the ECDSP area, the 112-acre Lifetime Learning District
designates bicycle and pedestrian routes which would provide a linkage between the
Historic Heart of the City District to the east and the Transit Business District to the west.
Notably, there would be an enhanced pedestrian route and bicycle lane extending along
West Lexington Avenue and through the open space corridor, providing direct access to
the Transit Center. This multi-modal corridRU ZRXOG DOVR FRQQHFW
open space and Activity Center located near the intersection of Main Street and EI Cajon
Boulevard with the Historic Heart of the City District to the east. Compact, vertical
buildings surrounding the Activity Center are permitted up to eight stories; with
properties abutting existing residential development outside the ECDSP area limited to
three to four stories.

El Cajon Downtown Specific Plan
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3.0 Project Description

3.3.1.4 Marketplace District

The Marketplace District is envisioned as the westerly gateway to the ECDSP area. In
RUGHU WR LPSOHPHQW WKH &LW\YfV YLVLRQ DQG JRDOV IRU WKL
increasing the variety of commercial uses in the District to better serve the nearby
residential areas. Figure 3-8 shows the land use map for the 83-acre Marketplace
District. El Cajon Boulevard would continue to be a primary commercial corridor.
However, the ECDSP envisions upgrading the aesthetic qualities of the areas adjacent
to El Cajon Boulevard by transitioning from an auto sales corridor to a more urban form.
This would be accomplished through increasing the residential densities and adopting
more vertical development patterns.  Additionally, EI Cajon Boulevard would be
designated as an Enhanced Primary Pedestrian Route and Class Il bike lane in order to
improve mobility within the District.

The Activity Center planned for this District is an open-air marketplace surrounded by
restaurants and entertainment venues. Buildings in the southern portion of the District
are generally limited to three to five stories. Planned multi-family residential uses along
the eastern edge are limited to three and four stories to serve as a transition to the
outside neighborhoods. Higher density three- to eight-story residential and commercial
buildings are permitted closer to El Cajon Boulevard. In the area west of the trolley
tracks south of Palm Avenue, two- to three-story building heights are further limited by
the Development Standards (see Section 3.3.3.2 below) to be no taller than the grade of
the closest freeway travel lane_(not including off-ramp).

3.3.1.5 Community Recreation District

The 141-acre Community Recreation District is located in the northern portion of the
ECDSP area. The proposed ECDSP strategy for revitalizing the Community Recreation
District is to provide for an increase in intensity and height of commercial development
along North Magnolia Avenue, facilitate redevelopment of the residential areas as
compact multi-family neighborhoods, and add several new streets to create a grid
pattern and improve the walkability of the area. Figure 3-9 shows the proposed land use
map for the Community Recreation District. The goal of these three strategies is to
enhance the aesthetic qualities of the District as one of the major gateways to the
GRZQWRZQ 7KH &RPPXQLW\ 5HFUHDWLRQ 'LVWULFWYTV SULPDU\ $F
of Magnolia Avenue fronting on Graves Avenue, and is envisioned to include a pool,
gymnasium, meeting rooms, classrooms, and multi-purpose rooms surrounded by a
community plaza. A secondary Activity Center is planned west of Magnolia Avenue
fronting on Chambers Street that would provide more active outdoor play facilities (such
as basketball courts, a soccer field, tennis court, a skate park, exercise course, and play
structures) for local residents. Three additional pocket parks/plaza areas are also
proposed to provide quieter recreational needs of area residents. The Plan for this
District provides for improved walkability by designating bike and enhanced pedestrian
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3.0 Project Description

corridors along Magnolia, Park, and Madison Avenues and Chambers Street. Open
spaces would thus be conveniently linked by bike lanes and enhanced pedestrian
corridors, allowing residents throughout the entire ECDSP area easy access to
recreational areas. Residential development along Ballantyne Street would be limited to
three to four stories; other areas would be permitted to develop up to eight stories.

3.3.2 Projected Buildout

The projected buildout (Year 2030) of the proposed ECDSP is anticipated to include the
following mix of land uses.

TABLE 3-1
ECDSP DISTRICTS PROJECTED BUILDOUT SUMMARY

Historic Transit & Lifetime Community
Land Use Heart Business Learning Marketplace Recreation | TOTALS
Residential Units

4,703 3,655 3,100 1,586 8,089 21,133
Hotel Rooms 280 280 280 280 280 1,400
Office Square Footage 1,756,876 2,020,708 2,102,207 1,754,806 798,167 | 8,432,764
Retail Square Footage 526,288 576,145 451,852 465,073 399,709 | 2,419,067
Public Park/Plaza Acreage

7 3 6 3 7 26

Private Open Space/
Recreational Space Acreage 11 11 9 6 19 56
Parking Spaces (off street) 13,601 13,268 11,974 8,970 14,468 62,281
Bicycle Spaces (off street) 1,917 1,778 1,564 1,074 2,393 8,726

Projected buildout under the ECDSP would result in the development of a total of 21,133
dwelling units, resulting in 17,891 net new housing units within the ECDSP area by
2030. The projected total resident population would be 58,327, resulting in a net
increase of 49,379 residents in the ECDSP area. The exact extent, timing, and
sequence of infill development that may occur over the long-term planning horizon are
difficult to ascertain due to a number of factors unique to urban revitalization. These
include, but are not limited to: viability associated with newer construction which will
likely not recycle over the life of the ECDSP; longevity of other existing commercial uses
and existing housing stock; project-specific economics that result in less than maximum
buildout on a parcel; preservation or maintenance of significant historic structures; and
increased development costs associated with acquisition, demolition, and cleanup of
urbanized land.
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3.0 Project Description

3.3.3 Land Use Designations and Development
Standards

The proposed land use designations and their associated permitted land uses and
development standards for each of the five ECDSP Districts are contained in Chapter 5
of the proposed ECDSP. Together, these development regulations are designed to
achieve the stated goals and objectives of the ECDSP. A description of these is
excerpted below.

3.3.3.1 Land Use Designations

Six land use designations are proposed to be distributed throughout the five districts
(refer to Figure 3-3) and include: Civic/lnstitutional, Pedestrian Retalil,
CommercialProfessional Office, Office Research and Development, High Density
Residential, and Open Space. The land use designations would replace existing zoning
use and development standards. These new regulations would permit new intensified,
mixed-use growth and revitalization within the ECDSP area. Outside of the ECDSP area,
existing land use designations and zoning would not change.

a. Civic / Institutional: ClI -1 and CI-2

This land use designation is applied to areas where existing and future public and
institutional uses would be most desired. Such areas have been identified in four of the
five ECDSP planning districts, excluding the Marketplace District.

The CI-1 designation encompasses the Transit Center area, the public library, the
downtown fire station, the Chamber of Commerce, and areas within the northern portion
of the ECDSP area considered optimal for co-location of new educational opportunities.
The CI-2 designation is reserved for the Civic Center area within the Historic Heart of the
City District. This area encompasses the City Hall, East County Performing Arts Center,
and East County Regional Court properties.

While civic and institutional uses are the primary desired uses on these properties,
additional supporting uses such as hotels, residential, and retail uses are also permitted.
Any new development within these areas that fronts on a Primary Corridor is required to
include ground-floor commercial.

b. Commercial Office: CO -1 and CO-2

The CO-1 and CO-2 land use designations permit professional office and commercial
uses and are included within all of the five ECDSP planning districts. Properties that
front designated Primary Corridors are required to include ground-floor commercial uses,
with professional offices as the primary desired use for above-ground floors. Hotels are
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also permitted within the CO-1 and CO-2 land use category. Housing is considered a
permitted supporting use and is allowed above the ground floor.

c. Pedestrian Retail: PR

The PR land use designation is applied to areas considered desirable for ground-floor,
pedestrian-oriented retail and personal service uses. Permitted supporting above-
ground floor uses include offices, group assembly, hotel, and residential. To promote a
more pedestrian-friendly environment, no automotive sales or services or other uses
which rely heavily on surface parking lots or outdoor storage are permitted in PR areas.
Required parking for ground-floor retail uses within these areas is encouraged to be met
off-site in nearby public parking garages. The PR land use designation is included within
the Historic Heart of the City District and the Transit and Business District.

d. Office, Research and Development: ORD

The ORD land use designation provides areas for research and development offices
with laboratories and limited service and limited manufacturing businesses free from the
intrusion of residential uses and traffic associated with concentrated retail areas. In
addition to office, research and development businesses, this designation provides
areas for destination service businesses that do not rely on spontaneous customers /
drive-by traffic, but rather word-of-mouth referrals. Residential uses in this land use
designation would be limited to live-work lofts and caretaker units. This designation is
limited to areas south of the Transit Center between 1-8 and the trolley tracks, and is
included in two ECDSP planning districts, the Marketplace District and the Transit and
Business District.

e. High Density Residential: RH -1 and RH-2

This land use designation applies to areas where future high-density housing is planned
to be accommodated within all of the five ECDSP planning districts. These designated
residential areas are in addition to the residential opportunities for above-ground floor
units provided in the CI-1, CI-2, CO-1, and CO-2 designated areas. These planned
high-density residential areas are located in areas traditionally occupied by older single-
family homes between the transit center and El Cajon Boulevard, and behind the primary
commercial corridors. These areas are intended to be developed with vertical, compact,
high-quality housing within walking and biking distance to the transit center, downtown
retail businesses, and the array of parks and open spaces planned throughout the
ECDSP area.

RH-1 designated properties are permitted to be constructed in three- to four-story
residential structures that will serve as a buffer zone between the RH-2 designated
properties and the existing residential areas outside the ECDSP area. The minimum
density in the RH-1 designation is 20 dwelling units per acre (du/ac). RH-2 designated
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properties are permitted to house up to eight-story residential structures. RH-2
designated properties along Chambers Street, Madison Avenue, Ballantyne Street,
Lexington Avenue and Douglas Avenue east of El Cajon Boulevard may be developed
as mixed-use development with limited ground-floor neighborhood-serving commercial
uses fronting the streets. All other RH-2 designated properties exclude non-residential
uses._The minimum density for RH-2 designated properties is 30 du/ac.

Proposed allowable building heights would range from three to eight stories (see Figure
3-4). Building heights abutting existing residential neighborhoods outside the ECDSP
area would be limited to three to four stories.

f. Open Space: OS

The OS designation applies to both existing public open spaces and desired locations
for future public and semi-public open spaces and plazas within the ECDSP area
(Figure 3-10). These open spaces are sized and spaced to serve the anticipated
recreational needs of the downtown residents and workforce, as well as patrons and
visitors to the area. Planned open spaces include opportunities for large community
gathering spaces within each ECDSP planning district to serve the greater community,
potential pocket parks to serve passive recreational needs of nearby residents, and
potential plaza spaces in planned high-rise office areas to serve open space needs of
tenants. Additionally, two large parks are planned in the Community Recreation District
to meet the more active recreational needs of ECDSP residents and residents from the
surrounding neighborhoods.

A one-story building height is allowed in OS-designated properties to accommodate
small accessory structures such as gazebos often found in open space areas._This and
other requirements for properties designated as open space are outlined in the ECDSP
Chapter 5 Open_ Space development standards, except as provided in ECDSP
Chapter 10. Chapter 10 of the ECDSP provides additional project approval procedures
for open space designated properties that potentially allows development of designated
open space properties into non open space uses. As provided in ECDSP Chapter 10, a
property designated as proposed open space may be approved by the Planning
Commission for development consistent with the development standards of an adjacent
land use designation instead, when approved in _conjunction with a Site Development
Permit or Conditional Use Permit, and subject to the following provisions:

1. The open space designated property is proposed to be incorporated within a
larger proposed development that includes an open space component that meets
the intent and purpose of open space provisions of the ECDSP, even if the
proposed open space is not of the same size and /or location.
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3.0 Project Description

2. The open space is not an integral part of an approved development that received
a building height incentive on another part of the project site because of the open

space.

3. The property owner has submitted a written offer to the City to sell it the entire

property at fair market value, and the City Council has declined the offer in
writing within the 12 months prior to submittal of a Site Development Plan Permit
or Conditional Use Permit.

|~

If and when the City Council elects not to purchase the property, the Council
shall also determine what land use and development standards shall apply to
future development of the property. The City Council may limit the development
and use of the open space designated property to those development standards
and uses applicable to open space designated land in Tables 5.1 and 5.2 of the
ECDSP (replicated in this PEIR as Tables 3-3 through 3-4) or apply a land use
designation and/or building height applicable to surrounding property governed
by the ECDSP.

|

Paragraph 4 above, notwithstanding, any vacant property designated open space
may be developed as a recreational vehicle storage facility, subject to the
granting of a Conditional Use Permit, until such time as the property redevelops
consistent with the ECDSP. Any vacant property designated as open space and
fronting on a primary corridor may be developed as a commercial parking lot,
subject to the granting of a Conditional Use Permit, until such time as the
property redevelops consistent with the Plan.

3.3.3.2 Development Standards

The applicable development standards within each land use designation are included in
Table 3-2. This table includes lot size, lot coverage, and dwelling unit density
requirements; setback and yard requirements; building height regulations and
restrictions for particular areas; and a list of special amenities that warrant increased
building height consideration. In the latter case, during site development plan review,
projects seeking an increase above the base height limit would be evaluated to
determine to what extent they incorporate the special amenities. Projects need not
provide all of the nine amenities listed, but may be required to provide at least one such
amenity for each floor above base building height, up to the maximum permitted building
height. The nine special amenities that projects might incorporate into their design in
order to be considered for height increases include the provision of: a large outdoor
semi-public plaza space; a public art component; an affordable housing component
greater than anticipated under Redevelopment Law; an active recreational component;
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TABLE 3-2
ECDSP DEVELOPMENT STANDARDS
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