Chula Vista Taxpayers Association Analysis of Prop E
A Statement of Fiscal Impact on Chula Vista Taxpayers
The Chula Vista Taxpayers’ Association has chosen to take an impartial stance on the current debate concerning Proposition E and its possible long term effects. We wish to provide a balanced perspective to the voters of Chula Vista and enable them to make an informed, unbiased decision regarding this issue. To that end, we will attempt to summarize what Proposition E will do, the possible fiscal impacts it will have, and analyze the various concerns revolving around its possible effects on development.

Summary

Proposition E is attempting two actions:

      For seven (7) parcels that front along Third Avenue, between E Street and G Street, the height limit would be changed to correspond to the existing forty-five (45) foot height limit of the remaining seventy-two (72) parcels.

2.   For development greater than eighty-four (84) feet that would require a General Plan amendment, voter approval would be required.

Currently, the forty-five foot height limit is designated for all development along Third Avenue between E and G Streets except for seven parcels. Proposition E would change the height limit for these seven parcels to correspond to the height limit of the surrounding parcels.

The eighty-four foot height limit is set by the 2005 General Plan, except in certain areas designated for redevelopment, or new development, that do not currently have any height restrictions. Proposition E does not change designations, height limits, or ordinances for these areas, but rather requires voter approval for any development that does need changes to the General Plan. Currently, if developers wish to build higher than eighty-four feet outside of areas designated for such by the General Plan, the City Council has the authority to amend the General Plan to allow such development to proceed. Under Proposition E, high-rise development would not be restricted, but would require voter approval for areas that currently have a height limit.

Fiscal Impact

In assessing the possible fiscal impacts of Proposition E, we have relied heavily on the analysis conducted by city staff of the previous height initiative, the initiative that had to be re-circulated due to a publishing requirement. The city found the two initiatives to be so similar as to not warrant the cost of conducting another analysis. The document, titled “Disposition of Initiative Petition Regarding Allowable Building Height Limits”, is a comprehensive study of many of the possible effects of Proposition E.

After a thorough examination of the city analysis, it is our conclusion that the fiscal impacts of Proposition E will be minimal at most. This is due to the fact that city development goals, as envisioned in the General Plan, are not impacted. Proposition E would have no effect on the “Excepted Areas” that will be the location of the most comprehensive development. These areas include the Bay Front, property west of Interstate 5, the E Street and H Street Transit areas, and the Eastern Urban Core.
For Third Avenue, the height designation change for seven (7) parcels would have a negative impact on development flexibility and therefore may negatively impact city taxes for these lots. The actual effect will be negligible as the seven parcels account for an extremely low percentage of such revenues. Therefore, the overall impact on Chula Vista services and revenue due to the height limit on Third Avenue will be negligible.
Analysis of Arguments

Other than fiscal impacts, concerns raised about Proposition E have focused on three issues; hospitals, churches, and universities. To begin, two local hospitals have expressed concern over the possible limitations that Proposition E would impose upon them. What has been overlooked is that the General Plan is imposing these restrictions. Proposition E would not prohibit the hospital from high-rise development, but would require voter approval if such development necessitates an amendment to the General Plan. Therefore, given the strong level of public support for hospitals - the effects of Proposition E on hospital development are not expected to be significant.
Churches have also expressed concerns over limitations that Proposition E would place upon them. Once again, Proposition E does not set height limitation except for the seven parcels fronting Third Avenue. Therefore, the limitations contained in the current General Plan already in place would not be changed by Proposition E, and church expansion would follow the normal course of development. The single difference would be the need for voter approval if the development were to exceed those limitations already set forth by the General Plan.

Lastly, the effects of Proposition E on the University site in eastern Chula Vista would be non-existent. Because of the complicated nature of the zoning, we would like to summarize the reasoning behind this conclusion. Simply, the current General Plan does not place height limits for the University site, Proposition E would not place height limits on the University site, and therefore Proposition E would not affect construction plans for the University at all.

There remains the cost of elections when voter approval is required for development projects to proceed. Voter approval would only be necessary for high-rise development, the cost of such projects usually being counted in the millions, and not the thousands. As such, the cost of an election, estimated to be approximately $40,000, would be proportionally small when compared to overall costs of development. It is considered highly likely that such cost would be paid for by the developer because of the reluctance any elected city council would have to risking public backlash from making taxpayers endure the cost of voting on a private commercial highrise development. 
Conclusion

We conclude that the passage of Proposition E would have no lasting detrimental effects for the City of Chula Vista. The development that is envisioned in our General Plan will continue without change. For development that would conflict with the General Plan’s existing restrictions, Proposition E would require voter approval. Proposition E would not prohibit development in any area of the city, nor would it impact city services or revenue in any significant manner.
