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3.1.2 Impacts

The proposed Specifie Plan Amendment, as presently designed with the retention of
much of the north leg of Rice Canyon in open space, is similar from a biologiecal
resources perspective to the adopted Specific Plan. Slight modifieations to the
proposed plan, added since submittal of the Specific Plan Amendment Final EIR and
Addendum, will have a negligible effect on the biologieal resources of the site.
Therefore, with respeet to existing conditions, as deseribed in the Final EIR,
discussions of project impaets in that doecument are adequate. As additional
information on sensitive biological resources obtained by MBA was not available at
the time the EIR was being prepared, and, as this additional information has not been
analyzed with respect to the modified Specific Plan Amendment, a discussion of
projeet impacts resulting from the modified plan in light of this new information is

necessary.

Overall ecological values would be similarly impacted by both the adopted Specifie
Plan and proposed Specific Plan Amendments. Both plans provide similar amounts
and configurations of open space, including contiguous open space and wildlife

corridors.

With respect to habitats, less coastal sage scrub is retained in the northern portion of
the site in the proposed Specific Plan Amendment; however, more coastal sage scrub
is retained in the southern portion of the site. A small net loss of coastal sage serub
would result from implementation of the proposed Specific Plan Amendment.
Roughly equal proportions of grassland and riparian woodland habitats are retained in
each plan and more of the mima mound annual forb community would be retained in

the proposed Specific Plan Amendment.

The impacts upon sensitive species resulting from implementation of either specific
plan are summarized in Table 3-1. Impacts to sensitive species would be similar with
respect to implementation of either plan, with a slightly greater collective impact

resulting from implementation of the proposed amendment.






TABLE 3-1

IMPACT ANALYSIS - ADOPTED SPECIFIC PLAN VS, PROPOSED
SPECIFIC PLAN AMENDMENT

Impact (Loss)

Species Status Adopted Plan Amendment
Ban Diego sunflower 357 acres 246 247
pvgmy spike-moss 264 acres 231 232
snake cholla 140 acres 119 121
coast barrel cactus 100 acres 80 85
Otay tarweed 14 acres 4 6
California adder's-tongue fern 29 populations 27 29
Orcutt's bird's beak 5 populations 4 5
Palmer's goldenbush 3 populations 1 1
variegated dudleya 3 populations 1 1
velvet cactus 2 populations 2 1
San Diego thornmint 1 population 1 1
Palmer's grapling hook 1 population 1 1
black-tailed gnateatcher 33 sightings 18 20
cactus wren 22 sightings 13 13

With respect to ecological values, sehsitive habitats and sensitive species, both the
adopted and proposed specifie plans present similar impacts, with the proposed plan
only slightly less favorable. With respect to impacts upon biological resources the
differences between the two plans are econsidered insignificant.

Specific impacts upon the San Diego thornmint and the Otay tarweed resulting from
implementation of the proposed Specifie Plan Amendment are analyzed in detail

below:

The thornmint population is in an area designated for residential land use with 0 to
2 dwelling units per acre, and is within 50 meters of the loop road connecting various
proposed subdivisions within the El Rancho del Rey planning area. The bulk of the
Otay tarweed population is located in proposed open space adjacent to Otay Lakes
Road. While open space contains only 8 of the 14 acres of tarweed, the densest
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populations are all contained within open space. The more sparsely distributed plants
on the hillside south of the main population, however, are either in the right-of-way
for a proposed connector road between Otay Lakes Road and the proposed loop road,
or in an area presently designated for low density residential development.

3.1.3 Mitigation

Mitigation efforts, other than those presented in the Specifiec Plan Amendment Final
EIR and Addendum (WESTEC 1985), should be directed toward the preservation of
the two state-listed endangered plant species on the site — the San Diego thornmint
and the Otay tarweed — both of which were located subsequent to the preparation of
the EIR. The mitigation measures outlined below are designed to retain as much of
the existing populations of these two plants as feasible and to assure their future
survival on the site through plant transportation programs.

o  Retain the thornmint population by designating an open space buffer area
50 meters wide to the east, west and south of the thornmint population,

and to the ridgeline north of the population.

0  Revegetate the graded shoulder of the loop road in the vicinity of the
thornmint with native perennial species such as coyote bush (Baecharis
pilularis spp. pilularis), white sage (Salvia apiana) or jojoba (Simmondsia
chinensis) to discourage the establishment of weeds.

o Relocate; the connector road a minimum of 75 meters east of its presently
proposed loeation to avoid impacting the bulk of the tarweed population.

¢ Include the hillside population of Otay tarweed in open space contiguous
with currently proposed open space areas adjacent to Otay Lakes Road.

o  Protect populations of the San Diego thornmint and Otay tarweed from
unguthorized human eneroachment through the establishment of pathways
and bikeways that lead around or away from these critical areas, by the
creation of appropriate barriers to prevent access of motor bikes, and

through the establishment of additional walls or fencing where necessary.
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o Provide for a qualified botanist to be onsite during the grading phase of
road construction in the vieinity of the San Diego thornmint and the Otay
tarweed; such botanist to be seleeted by the City of Chula Vista and to be
responsible for establishing a temporary exelusion area around these two
plant populations to insure their safety during the period construction

equipment is being operated in the vieinity.

o Allow for the establishment of a responsible rare plant transplantation
program to be conducted by a qualified botanist or conservation
organization. Provisions of this program would include access by a
botanist to all rare or endangered plant species populations at least one
calendar year prior to construction, as well as access to suitable relocation
areas in the designated open space elsewhere on the property.
Specifically, existing populations of rare or endangered plants, notably the
San Diego thornmint and Otay tarweed, but also other species such as
Orcutt's bird's beak and variegated dudleya, would serve as natural
reservoirs of source material for transplantation to other sections of the
property where suitable habitat exists. Creation of additional populations
of these species on the site will offset potential losses in the source areas
due to unforeseen or unavoidable circumstances, natural or otherwise, and

ensure their long-term survival on the property.

Further details of the above mitigation measures should be established during the

development phase of each sectional planning area, as appropriate.






SECTION 4
ALTERNATIVES TO THE PROPOSED PROJECT

Alternatives to the proposed specific plan amendment have been adequately

addressed (WESTEC 1985),
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SECTION 5
UNAVOIDABLE SIGNIFICANT ENVIRONMENTAL IMPACTS

Unavoidable significant environmental impacts were addressed in the original
specific plan amendment EIR (WESTEC 1985). Masmuch as implementation of the
project will impact recently discovered sensitive plant species on the property, these
regionally significant plant populations will be disminished. The loss of sensitive
plant resources can be largely mitigated through the retention of natural open space
in areas where these species oceur; however, the loss of a small fraction of the Otay
tarweed population during construetion of a conneector road, and the inevitable loss
of a few additional plants of this and other species from unauthorized trespass and
encroachment of nonnative nuisance species such as mustard and European grasses,

will constitute unavoidable adverse impacts.
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ADDENDUM

EIR-83-2
EL RANCHO DEL REY

Prepared in Accordance with Section 15164
of the State CEQA Guidelines

Section 1. Introduction

This addendum to the Environmental Impact Report for the F1 Rancho
del Rey Specific Plan (EIR-83-2) is intended to determine if the development
of the subject property could result in any significant environmental impacts
that were not evaluated in the previous EIR.

Section 2. Project Description

The property is a vacant 9 1/2 acre site located on the north side of
Fast 'H' Street, just west of the proposed extension of Buena Vista Way. The
site is at approximately the same alevation as Fast 'H' Street and dropping
<ome 75 feet into a canyon floor at the north end.

The applicant is proposing to develop a church sanctuary of nearly
9,000 sq.ft. having a seating capacity for 435. 1In addition, a school building
that would accommodate some 700 students, first grade through junior high,
together with a gymnasium, various miscellaneous structures including living
quarters, would constitute a total building area of just over 52,000 sq.ft.
It is the applicant's intent to build this facility in a phased program; Phase I
would consist of the construction of the pre-school and parish hall together
with the storage building and garage and a -portion of the parking lTot to meet
the City standards; Phase II would involve the construction of the school
excluding the junior high wing, with the third phase to follow calling for the
construction of the main sanctuary. The fourth and final phase would involve
construction of the gymnasium and junior high wing and the associated atheltic
field shown at the north end of the property.

Section 3. Analysis

The proposed project is to be developed in accordance with the land use
assumptions for the El Rancho del Rey EIR. This site is identified in the now
certified final EIR as a public facilities location, and it was anticipated that
a church type facility would utilize the property.

Subsequent to the preparation of the EIR a more detailed biotogical
survey was conducted on the site which concluded:

SIGNIFICANT BIOLOGICAL RESOURCES
The Inland Sage Scrub vegetation, as seen on-site, is considered to be

sensitive due to the extensive destruction of that vegetation type and
because of the several sensitive plant or animals often found there.






The Scrub vegetation on-site is of moderate to good quality, based on
the Tow level of disturbance, and does contain several sensitive plants.
The small size of the site, however, speaks against its sensitivity.

Similarly, the Tow numbers of coast barrel cacti and lack of young
plants suggests that the population is declining or static in size. It
would be useful if the plants on-site would be salvaged for cultural
purposes. Transplantation in the area may be useful, however, receptor
sites are becoming filled. One site in Spring Valley is known. That
site should be available in late spring of 1986.

RECOMMENDED MITIGATION TO REDUCE BIGLOGICAL IMPACT

Due to the small size of the parcel, low numbers of rare plants and
animals and low sensitivity of those plants and animals, no significant
biological impacts appear to be associated with this development project;
therefore, no mitigation recommendations are made. '

A1l other impacts associated with this project have been evaluated in
EIR-83-2 and no further environmental review is required.

q—ﬁf:;LA¢réZZ AZZZEL_;/¢
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Envirohdental Review Coordinator
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PREFACE

This three-volume document comprises the Final EIR for the El Rancho del Rey Specifie
Plan Amendment (Volume 1 eonsists of the addendum, Volume 2 consists of the EIR and
the response to comments, in addition to the supplemental traffic report, and Volume 3
consists of the EIR Appendices which is on file at the City of Chula Vista Planning
Department), A Notice of Preparation was circulated to allow publiec comment prior to
EIR preparation. Subsequently, a Draft EIR was completed for the proposed project and
eirculated for a 45-day public review in October 1984. Additional information regard-
ing the project is available for review at the City of Chula Vista Planning Department.

After the public review period was completed, the project was altered in response to
public concerns and planning recommendations. An Evaluation of Adequacy analysis
and report was completed in order to determine if the EIR adequately addresses envi-
ronmental concerns of the revised project. Responses were prepared for comments
received during the public review period. The evaluation of adequacy report, the EIR,
and the response to comments, together, constitute the Final EIR. Additional informa-
tion regarding the project is available for review at the City of Chula Vista Planning
Department.
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SECTION 1
INTRODUCTION

This report has been prepared to determine if the EIR, prepared for the
original E1 Rancho del Rey Specific Plan Amendment proposal, adequately
addresses the potential environmental effects of the revised project proposal
and revisions proposed by the Planning Department staff.

The original project involved a specific plan amendment for 1673.5-acres
within the existing 2450-acre E1 Rancho del Rey Specific Plan. Since the El
Rancho del Rey Specific Plan is the official land use designation for this
property in the Chula Vista General Plan, the proposed amendment to the
specific plan will in effect also amend the General Plan. A Draft EIR was
prepared and circulated for public review in October 1984. Subsequent to
public review of the DEIR, several proposed l1and use designations were altered
and a 10.2-acre out parcel was excluded from the project. The proposed
project revisions are described in Section 2 of this report, along with a
summary of the original project. The original project was revised to reduce
environmental impacts to the project area.

The City of Chula Vista's planning staff proposed further revisions to the
revised project plan. These revisions are also described (in Section 2) and
analyzed in this Evaluation of Adequacy report.

Under Section 15067 of the Administrative Guidelines to CEQA and Sections
5.8 and 5.9 of the City of Chula Vista Environmental Review Procedures, no
additional EIR need be prepared for project changes unless those changes would
result in new significant environmental impacts not considered in a previous
EIR on the project. The purpose of this analysis is to present the basis for
determining whether the previous EIR is adequate for the revised project.

This evaluation is an addendum to EIR-83-2. It has concluded that there
is no need for any significant new information to be added to the text of the
EIR. Therefore, in accordance with Section 21092.1 of the Public Resources
Code (California Environmental Quality Act), no further notification or
public/agency review is required.






e T

ed

.

SECTION 2
PROJECT DESCRIPTION

The E1 Rancho del Rey project area is a 1663.3-acre site located in the
eastern sector of the City of Chula Vista, east of Interstate 805. The subject
property is bounded for the most part on the west, north and east by
residential development with land to the south of Telegraph Canyon Road being
primarily agricultural land of the Otay Ranch. The property is vacant, with
the exception of a water tank, and primarily covered by native scrub plant
communities. The EIR includes a detailed discussion and maps of the project
location and existing site conditions.

SUMMARY OF ORIGINAL PROJECT CHARACTERISTICS

The original project involved a Specific Plan Amendment for 1673.5-acres
of the 2450-acre E1 Rancho del Rey Specific Plan. Figure 2-5 on page 2-8 of
the EIR text depicts the originally proposed land use configuration. The
original amendment proposal involved an increase in the maximum permitted
dwelling units from 4220 to 5928. Subsequent to the completion of the draft
EIR, the reported land use acreages and number of dwelling units allowed of
the adopted plan were checked and discrepancies were discovered. The adopted
plan could allow a maximum of about 4500 dwelling units to be constructed in
the plan area as opposed to the previously reported total of 4220 units. The
revised land use acreages of the adopted Specific Plan are presented in Table
2-1.  The original project proposed a shift from predominantly low-density
single~-family units to more small lot single-family homes and multiple-family
units. The Plan also provided a 93.4-acre employment park designation
adjacent to East H Street. Other land use changes proposed by the original
plan included the addition of a public facilities designation to accommodate
community service uses (9.%-acres}, an increase in acreage designated for
parks/recreation uses (from 31.0-acres to 90.5-acres), and a decrease in
natural open space acreage. The decrease in natural open space and increase
in parks/recreation acreage was associated with the north leg of Rice Canyon
which was planned to be partially filled for active parks/recreational uses.
The center leg of Rice Canyon was planned for a natural open space area in
place of the north leg. A slightly greater total quantity of grading would
have been required to implement the originally proposed amendment than the
adopted plan.. The circulation system for the previous project involved a
modification in the adopted plan's "grid" system. The proposed amendment
created a loop system, 1in the northern plan area, with fewer direct
connections through the site to reduce through trips to the area. The west
connection of the loop system to H Street was planned to run along the bottom
of the north leg of Rice Canyon.
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Land Use
Residential (du/ae):

1-2
2-3
3-3
6-10
11-18
0-2
2-4
4-6
6-8
8-12
12-20

Subtotal
Du/Ac

Employment Park

Sehools

Public Facilities

Parks/Recreation

Open Space
Subtotal
TOTAL

Table 2-1 po
REVISED LAND USE ACREAGES FOR THE ADOPTED SPECIAL PLAN

Total
Gersten Property QOut Parcels Both Acres
Acres Units Acres Units Acres Units
250.7 502 —_ — 250.7 502
211.9 634 10.0 32 221.9 666
375.4 1,879 30.3 150 405.7 2,029
110.1 1,103 10.0 102 120.1 1,203
5.4 97 5.1 91 10.5 188
953.5 4,215 55.4 375 1,008.9 4,588
4.4 8.7 4.5
50.0 20.0 70.0
31.0 —_ 31.0
547.5 5.9 553.4
628.5 25.9 654.4
1,582.0 81.3 1,663.3

*Includes only those portions affected by the proposed amendment. - Averages include

streets (gross area).

1
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REVISED PROJECY

Subsequent to public review of the draft E1 Rancho del Rey Specific Plan
Amendment EIR and 1in conjunction with the City of Chula Vista staff
recommendations, the applicant has submitted a revised project. The original
Specific Plan Amendment was revised in order to further minimize environmental
effects associated with the development of this natural area.

The open space system of the revised plan has been changed to more closely
follow the proposed open space system in the adopted specific plan. The north
leg of Rice Canyon had been proposed to be filled in order to provide an
extensive active parks/recreation area. The revised plan proposed to
designate the entire canyon as a natural open space area with the exception of
the property located east of the "loop road." This area would be designated
for park/recreation land uses. The designated open space area provided by the
revised pTan would total 513.2-acres. The increase in natural open space would
substantially reduce biological impacts identified with the previously
proposed plan. As a result of the increase in natural open space, the
previously proposed parks/recreation 1land uses would be decreased by
approximately 34-acres, for a total of 56.3-acres; however, the revised plan
still allows for a substantial increase in parks/recreation land uses from the
adopted specific plan.

The maximum potential number of proposed dwelling units was reduced from
the previously proposed 5928 units to 5141 units and the employment park was
expanded from 93.4-acres to 151.6-acres. Because the employment park area may
be in excess of the market demand, a maximum of 34-acres may be used for up to
a_maximum of 400 dwelling units, subject to City Council approval. Other
minor land use changes from the previously proposed project included a 2-acre
reduction in designated public facilities land uses and a l-acre increase in
potential school land uses.

The circulation system was also slightly altered in order to provide a
more biologically sensitive plan and a smoother circulation network. The two
southern connector roads from the loop road were realigned; the southwestern
connector road was shifted to the east, out of the north leg of Rice Canyon
and the southeastern connector road was aligned with Paseo Ranchero Road in
order to «create a four-way intersection instead of two, three-way
intersections. An oversized culvert would be placed under the Toop road where
it crosses the main leg of Rice Canyon to allow uninhibited wildlife
movement. Figure 1 depicts the proposed Specific Plan and Table 2-2 includes
the land use acreages and maximum number of dwelling units allowed by the plan.

2-3
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LAND USE ACREAGES FOR THE PROPOSED SPECIFIC PLAN *

Land Use

6-8

8-12
12-20

Subtotal

Du/Aec
Employment Park
Sehools
Publie Faeilities
Parks/Recreation
Open Space

Subtotal

TOTAL

Table 2-2

Total
Gersten Property Out Parcels Both Acres
Acres Units Acres Units Acres Units
109.4 214 - — 109.4 214
196.7 711 10.0 40 206.7 751
2099.¢9 1,579 13.7 85 313.6 1,664
147.8 1,026 12.5 100 160.3 1,126
46.4 484 25.1 282 71.5 766
32.6 620 -— — 32.6 620
832.8 4,634 61.3 507 894.1 5,141
5.6 8.3 5.7
151.6 - 151.6
30.2 10.0 40.2
- 7.9 7.9
56.3 - 56.3
511.1 2.1 513.2
749.2 20.0 769.2
1,582.0 81.3 1,663.3

*Includes only those portions affected by the proposed amendment. 7Averages include

streets (gross area).




STAFF-MODIFIED SPECIFIC PLAN

The City of Chula Vista planning staff has proposed further modifications
to the revised Specific Plan Amendment which will be addressed in the
following section (Issue Analysis and Comparison). From an environmental
point of view, the modifications proposed by the staff would not result in a
substantially different project. Therefore, the Issue Analysis and Comparison
Section considers the revised plan, proposed by the project proponent and the
City modified plan as the same project, in most instances.

The modifications would result in 543 fewer dwelling units than the
revised plan. The reduction in dwelling units was achieved by lowering the
density of some of the residential land uses proposed in the revised plan and
redesignating previously assigned residential land uses for parks/
recreational, open space and public facilities land uses. As a result,
parks/recreational land uses would consist of 65.1-acres instead of 56.3-acres
which were proposed in the revised plan and open space land uses would consist
of 518.1-acres instead of 513.2-acres. The Specific Plan text stated that
34-acres of employment park land uses could be redesignated for residential
tand uses to allow up to 400 dwelling units, subject to City Council
approval. The City modified text excluded the alternative land use
potential. The circulation element would be identical to the revised plan’s
system. Figure 2 shows the City-modified plan and Table 2-3 presents the land
use acreages.
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Land Use

Residential (du/ac):

8-12
12-20

Subtotal
Du/Ac

Employment Park

Schools

Publie Facilities

Parks/Recreation

Open Space
Subtotal

TOTAL

*Includes only those portions affected by the proposed amendment.

streets (gross area).

Table 2-3
LAND USE ACREAGES FOR PROPOSED STAFF-MODIFIED PLAN SPECIFIC*

Total
Gersten Property Out Parcels Both Acres
Acres Units Acres Units Acres Units
*F 200 - - * % 200
* % 764 17.6 6.6 * % 830
* % 1,738 23.7 142 * ok 1,880
* ok 592 —_ - * % 515
*% 450 15.1 162 * % 788
* & 484 -— — *% 382
824.0 4,228 56.4 370 880.4 4,598
5.1 6.6 5.2
151.6 - 151.6
30.2 10.0 40.2
-— 7.9 7.9
65.1 -— 65.1
511.1 _ 7.0 518.1
758.0 24.9 782.9
1,582.0 81.3 1,663.3

Averages include

**Gross acreage breakdowns for individual residential development areas not available at
time report was written - du/ac were derived from net development areas.
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SECTION 3
ISSUE ANALYSIS AND COMPARISON

The project site area is identical for the original and revised projects
with the exception of a 10.2-acre out parcel which was removed in the revised
projects. The environmental setting/existing conditions are the same as
described in the EIR, This section addresses each environmental topic analyzed
in the EIR and presents a summary of the impacts identified for the original
project, followed by a discussion of the revised projects’ impacts. Since both
the revised plan and the staff modified proposed plan are nearly identical in
terms of environmental issues, they will be discussed together.

LAND USE

Original Project: The tand use designation changes proposed by the
original Specific Plan Amendment would increase the potential residential
density of the project from the Adopted Specific Plan density of 4588 units to
5928 units and would introduce 93.4-acres of employment park uses. The
proposed land use designations would be compatible with existing and planned
developments surrounding the project site, and would also be internally
compatible. The central community spine proposed in the north leg of Rice
Canyon, as well as the road system, would help to create a sense of community
in the plan area. No significant land use impacts would be associated with
the compatibility of internal uses or adjacent offsite uses.

Revised Projects: The revised Specific Plan Amendment would provide a
151.6-acre” employment park and reduce to originally proposed number of
dwelling units by 787 for a total of 514] units. The staff-modified plan
proposed a total of 4598 dwelling units. The north leg of Rice Canyon would
be preserved as natural space and as a result the amount of natural open space
would be significantly increased. The proposed land use designations would
remain compatible with both internal and surrounding land uses,

Finding: EIR analysis adequate; the revised project provides a balanced
Tand use plan and provides a larger natural open space system in Rice Canyon.

3-1



TRAFFIC CIRCULATION

Original Project: Development according to the originally proposed
Specific Plan Amendment would result in traffic generation that s
substantially higher than the adopted plan. Total trips would increase from
44,000 ADT to 73,900 ADT with the originally proposed amendment. Subsequent
to the traffic analysis of the adopted specific plan, the adopted plan land
use acreages were recalculated and discrepancies were discovered. The
acreages of existing designated residential areas increased; therefore the
number of allowed dwelling units increased by approximately 370 units. This
difference will result in an increase in total traffic generation from the
originally predicted 44,000 trips; however, the increase would not
significantly affect the analysis. A revised traffic study was completed and
is located in the appendices to the EIR., The project trips when considered on
a cumulative basis with other development in the area, would require the
improvement of roads throughout the project vicinity. Potential impacts would
be associated with this traffic if required improvements were not provided, or
were not phased in accordance with need. However, all potential impacts could
be mitigated to insignificance by providing a combination of road improvements

as outiined in Section 3.2.3 of the EIR,

The major road improvements needed to avoid significant impacts include
construction of onsite roads, and some offsite segments, to their designated
widths. Several changes in these widths would be required by the cumulative
traffic volumes. These are the internal roadways "A" and "C" which are shown
as two-lane collectors but should be upgraded to four-lane collectors, and

East H Street which should be upgraded from four lanes to six lanes. The

segment of Fast H Street between 1-805 and Ridgeback Road would require a
change in classification from a major road to a prime arterial, due to the
originally proposed project's increase in traffic generation.

If project development was phased with needed circulation improvements,
potential impacts would be reduced to insignificance, If improvements were not
made, a significant adverse traffic impact would result.

Revised Projects: The revised project resulted in a 787-unit reduction in
the proposed total number of dwelling units and a substantial increase in the
area of employment park. These changes have resulted in a stight reduction in
the number of automobile trips generated (73,900 vs 73,000). The difference
would not significantly affect the original analysis presented in the EIR.
However, traffic circulation in the area would be incrementally improved from
the original project predictions.

The circulation system would remain unchanged from the original project
with the exception of the realignment of two connector roads between "H"
Street and the loop road. The southwestern connector road was realigned in
order to allow for a biologically more sensitive area around the north leg of
Rice Canyon. The southeastern connector road would be realigned to connect
with Paseo Ranchero; thus creating a four-way intersection with "H" Street.
This alteration would result in a smoother circulation network.
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The supplemental traffic report is included at the end of this FIR and
provides detailed information concerning impacts from the revised project to
existing facilities and evaluates the effectiveness of the proposed facilities
at reducing significant impacts.

Finding: The revised project did not significantly differ of the
originally proposed project; the EIR analysis is adequate. A supplemental
traffic report was prepared to analyze new issues raised during the public
review period in addition to the previous concerns, and is attached to the
response to comments section of this Final EIR.

FISCAL ANALYSIS

Original Project: The operating costs and revenues for the development of
E1 . Rancho del Rey under the originally proposed plans were projected to
determine the approximate fiscal effect of the project on the City of Chula
Yista.  Revenues exceed costs for the plan for all phases of the project. The
original proposed plan would provide substantially greater net revenues to the
City than the adopted plan ({a total of $12-$14 million in 20 years plus about
$825,000 per year thereafter). This would result in significant beneficial
fiscal effects to the City with the proposed project.

Revised Projects: Although the operating costs and revenues for the
revised projects and staff recommendations were not projected, the anticipated
fiscal effect would be similar to the originally proposed project. The
expansion of the employment park would represent a financial benefit of the
revised plans.

Finding: EIR analyéis adequate.
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BIOLOGICAL RESOURCES

Original Project: The originally proposed Specific Plan Amendment would
reduce the natural habitats of the project site and would retain substantially
less sensitive habitats and species than the adopted plan.

Given the unique character of the low scrub vegetation (Maritime Desert
Scrub) in the area, the rapidly declining status of this habitat along the
coastal plains of San Diego County, and the use of this habitat by a number of
declining plant and animal species, the implementation of both the originally
proposed and the adopted plans would cause significant biological effects.

The EIR determined that although the originally proposed project would
potentially retain more natural open space in the central and southern legs of
Rice Canyon, it would not have the long-term potential to preserve the local
ecosystem that a more complete retention of the north leg of Rice Canyon would
have. The spatial difference or location of natural habitats retained by the
open space system in the adopted plan was considered a biologically preferred
alternative. The significant biological effect of development of E1 Rancho
del Rey by the originally proposed plan was essentially cumuiative. It was a
combination of the loss of a variety of declining regional habitats and
species. The long-term viability of the open space system in the originally
proposed plan was considered substantially less than the adopted plan.

A revegetation plan was inciuded as part of the original project.
Elements of this plan included revegetation of manufactured slopes adjacent to
natural areas with native vegetation, reestablish canyon bottom biota in the
north Teg of Rice Canyon, modify natural slopes through brush removal and
transplantings of jndigenous cacti, and create a cacti refuge on the south
facing slope of the canyon south of East H Street. The mitigation program for
the originally proposed plan would have only partially mitigated the
significant effects of development of the project area. The original proposal
did not preserve an adequate baseline system and could not mitigate to
insignificance the cumulative effects of urbanization of the project area. It
preserved pieces of habitat which, albeit substantial, when added up did not
have the potential biological value of the open space of the adopted plan.
The EIR determined that the significant biological impacts of the originally
proposed plan could be mitigated only through design alternatives.
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Revised Projects: The revised project would be significantly biclogically
more sensitive than the original project. The north lTeg of Rice Canyon would
be retained as natural open space; thereby, eliminating impacts associated
with the development of Rice Canyon. Since the revised projects would retain
the north leg of Rice Canyon as natural Opeén space the following measures
should be implemented to ensure the long-term protection of the north ieg:

Development of an erosion reversal plan which includes improvements
to the north or main teg of Rice Canyon.

Development of a long-term erosion control plan for the canyon area.
Development of a plan to keep out off-road vehicles.
The mitigation measures associated with the other areas of the site and
discussed in the EIR would also need to be implemented in order to achieve an
overall biologically sensitive project.
Finding: The revised plan would be substantially more sensitive to the

existing biological environment and was revised in response to impacts
identified in the EIR. The FIR analysis is adequate,

CULTURAL RESOURCES

Original Project: A total of six archaeological sites are lTocated within
the project boundaries. Development of the plan area under the adopted or
proposed plans could result in potentially significant adverse impacts to
these resources, A mitigation program would be necessary as part of subsequent
project approvals and prior to grading of the property. This would include a
testing program and subsequent preservation or data recovery mitigation
program as recommended.

Revised Projects: Ultimate development of the property according to the
revised plans would have the same potential for impacting cultural resources
on the project site, as identified in the EIR. The mitigation measures
identified for the original project would pertain to the revised projects,
Such measures would be conditions of subsequent project approvals and would
mitigate potentially significant impacts to a level of insignificance.

Finding: EIR analysis adequate.
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PALEONTOLOGICAL RESOURCES

Original Project: The project site includes extensive paleontological
resources within the rich fossiliferous San Diego Formation which occurs over
much of the plan area. Large-scale grading operations could adversely impact
any vresources present in areas with a high potential for occurrence.
Mitigation measures are available to avoid significant impacts to
paleontological resources, These include a program of onsite monitoring and
fossil salvage which should be made a condition of subsequent project
approvals,

Revised Projects: Grading of areas where the San Diego Formation is
1ikely to be encountered could adversely impact paleontological resources.
Such impacts would be the same as discussed for the original project, as would
the mitigation measures. The measures would mitigate potential impacts to

insignificance.

Finding: EIR analysis adequate.

GEOLOGY/SOILS

Original Project: The project site i1s generally geologically suitable for
development. Onsite geotechnical conditions would not pose major constraints
to the originally proposed development. Potential seismic activity would be
no greater at the site than elsewhere in southern California. Construction in
accordance with the Uniform Building Code would minimize the effects of
earthquake shaking. Prior to final project design, a detailed geologic
investigation would be required to provide grading, foundation and
construction recomnmendations.

Revised Projects: Under the revised projects, the site would be developed
with urban uses similar to those proposed under the original plan. Potential
geologic hazards would be similar to those identified in the EIR. The staff
recommendation is to designate the area around the branch of the La Nacion
earthquake fault system just to the east of Paseo Ladera as parks and open
space. This affords a higher level of seismic safety than the developer's
proposed plan. As identified for the previous project, subsequent detailed
geologic investigations would be required to provide grading, foundation and
construction recommendations.

Finding: EIR analysis adequate.
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HYDROLOGY /WATER QUALITY

Original Project: There are no significant differences in hydrology/ water
quality Impacts betweén the adopted and originally proposed plans. Impacts due
to site runoff are not significant from the standpoint of quantity of flows
affecting capacity of existing offsite facilities. Problems could occur at
Bonita Basin since the offsite drainage is unimproved downstream. Mitigation of
this impact is possible through provision of a retention basin to control runoff
volumes in the natural drainage. To assure that the drainage system for the
Specific Plan area works effectively, numerous onsite flood and runoff
conveyance facilities will need to be constructed. The extent of these
facilities is indeterminable at this stage of plan definition; however, concepts
to be considered at the time of actual project design have been given in the
Hydrology/Water Quality section of the EIR. '

Revised Projects: Urbanization of the project site according to the
revised plans would have hydrology/water quality effects similar to those
addressed in the EIR. Further studies would also be required for the revised
projects since the extent of drainage system facilities cannot be determined at
the specific plan stage. Measures to ensure appropriate site drainage are
available and would be implemented during the future discretionary approvals.

Finding: EIR analysis adequate.

LANDFORM/AESTHETICS

Original Project: Development of the project site according to the adopted
and original plans would substantially change the visual character of the site
from a rural area to an urbanized community. The proposed landform alteration
included major grading of ridgetops which would be similar to grading required
for development under the adopted Specific Plan. However, the proposed plan
would have resulted in filling the bottom of the north leg of Rice Canyon
whereas the adopted plan would not. The filling of the bottom of the north leg
of Rice Canyon would have been a significant impact of the proposed amendment
that would have been mitigable only through an alternative project design.

The Specific Plan incorporates requirements for grading and design review
as part of subsequent project actions, such as Sectional Planning Area plans and
tentative maps, which will permit appropriate mitigation measures to be
incorporated should adverse impacts be identified.

Revised Projects: The revised projects would permit development of the
site similar to the original and adopted plans. The resulting visual character
of the area would, therefore, be similar to that identified in the original
proposed plan. However, the retention of the north leg of Rice Canyon as an
undisturbed open space area would eliminate the significant impact identified

3-7



for the originally proposed project. The revised Specific Plan also
incorporates requirements for grading and design review as part of subsequent
project actions. The staff proposal would also retain more open space at the
northwest corner of Paseo Ranchero and Telegraph Canyon Road. This would
prevent an intrusion into the Telegraph Canyon Road Scenic Route viewshed.

Finding: EIR analysis adequate; the revised plans mitigate the originally
identified significant land form/aesthetic impact associated with the north leg

of Rice Canyon.

AIR QUALITY

Original Project: The original Specific Plan Amendment would incrementally
increase polilutant emissions due to the increased density of land use beyond the
levels anticipated by regional forecasts. By itself, this increase is not
considered significant, but on a cumulative basis it represents an unavoidable
adverse dimpact. This can be partially mitigated through the incorporation of
measures to reduce itrip generation during subsequent site planning; however, the

cumulative impacts cannot be reduced to insignificance.

Revised Projects: Air quality impacts associated with the revised plans
would be cumulatively significant and unmitigable as addressed in the EIR.
Development of the site as a mixed use community would help to minimize vehicle
miles traveled, thereby reducing vehicle emissions. Other specific mitigation
measures available to reduce project-related emissions are discussed in the EIR
and are included in the revised E1 Rancho del Rey Specific Plan.

Finding: EIR analysis adequate.
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NOISE
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Original Project: Ambient noise levels in the project wvicinity would,
increase over the existing low levels as a result of urban development of the
property. The major source of noise affecting the project site would be from
future years' traffic on the existing and planned roadway network. Future
residential development in some portions of the plan area would be subject to
noise levels that exceed standards for exterior and/or interior uses.
However, the noise levels can be feasibly reduced to acceptable levels through
the use of barriers, building shell modifications and siting of structures.
Specific noise mitigation should be determined for each project as part of
subsequent approvals.

Revised Projects: The noise environment generated by the revised plan
land uses would be similar to the environment described in the EIR. The
incremental changes in traffic volumes generated in the plan area would result
in an incremental change in the noise environment. The realignment of the two
roadways, connecting the south loop area to 'H' Street, would result in
different land uses being exposed to noise along the connector roads.
Mitigation measures are available to reduce potential noise impacts to a level
of insignificance. These measures would be determined for each project as
part of subsequent approvals, if significant impacts were identified.

Finding: Traffic volumes along the previously analyzed roads would be
similar to the previously predicted volumes; therefore the noise environment
will be similar. The EIR analysis is adequate.

SCHOOLS

Original Project: The precise number of students to be generated by the
original project proposal was not determined, however, the additional 1340
dwelling units would generate more students than would result under existing
land use designations. Due to the magnitude of the development, four school
sites totalling 39.2-acres have been qidentified within the Specific Plan
area. Adequate school facilities are expected to be provided in conjunction
with the proposed development. Details regarding school facilities phasing
construction and capacity would be resolved at the time SPA plans and
tentative maps are filed.




Revised Projects: Ultimate requirements for schools on the project site
will vary depending upon the type and timing of development. The revised
projects would generate less students than previously expected due to the

decrease in the residential densities, Negotiations between the developer and

the school district will determine which of the proposed school sites would be
dedicated for school use and how funding would be accomplished. The developer
is committed to providing adequate school facilities concurrent with need in
accordance with applicable City policies and the plan has designated
4?.2-acres for potential school sites within the plan area as does the staff
plan.

Finding: Since the developer is committed to providing adequate school
facilities concurrent with need and potential school sites have been provided
in the revised plans, the EIR analysis is adequate.

PARKS, RECREATION AND OPEN SPACE

Original Project: The original proposed Specific Plan Amendment includes
substantially more parks/recreation designated land than the adopted plan.
Designated parks/recreational land uses were to be located primarily within
the “community spine" in the north leg of Rice Canyon, with smaller park
designations in other portions of the plan area. The total acreage for parks
exceeded the City's standard requirement, thus no park impacts would have been

associated with the project.

The original proposed plan retained less natural open space than the
adopted plan. The major area of change was the filling of the north leg by
the proposed plan, which was not consistent with the open space goals of the
General Plan, and was thus considered a significant impact of the proposed
project. The designation of a 1larger portion of the central leg of Rice
Canyon as open space reduced this impact, although not to insignificance.

Revised Projects: The proposed specific plan has reserved 56.3-acres for
parks/recreational jand uses as opposed to 31.0 acres which were reserved in
the adopted specific plan. The staff proposed modified specific plan would
expand the parks and recreation land area to 65.1 acres. Although the
parks/recreational Tand uses would be reduced from the originally proposed
90.3-acres; natural open space would be substantially increased. The
retention of the north leg of Rice Canyon as open space represents a
significant improvement from the original project and reduces iJmpacts
identified in
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the EIR. The total amount of open space is approximately 40.2-acres under the
amount of open space provided by the adopted plan; however, this 1is not
considered a significant reduction because the revised plans provide an increase
in park/recreation area.

Finding: The revised plans provide an adequate amount of parks, recreation
and open space areas; the EIR analysis is adequate,

WATER SERVICE

Original Project: The original project would incrementally dincrease
regional water consumption as a result of increased development of the
property. However, measures to reduce water consumption will be incorporated
into the project, and no significant water availability impacts would occur. A
Water Supply Master Plan was prepared for the entire Specific Plan area that
identifies facilities required for full development of the project area.
Several new facilities will be required to serve E1 Rancho del Rey and adjacent
developments. If the facilities are provided in conjunction with need, no
significant impacts would result.

Revised Projects: The demand for water associated with revised project
would be less than that considered in the EIR. Based on water consumption rates
provided by the E1 Rancho del Rey Water Supply Master Plan for the original
project, the revised project could require approximately 3,171,370 gallens per

day (622,690 gallons per day fewer than the originally proposed project). The
City's revised plan would require slightly smaller amounts of water since the

residential density would be further reduced.

Finding: Since the revised projects would require smaller amounts of water
than the original project, the EIR analysis is adequate.

SEWER SERVICE

Original Project: Development under the originally proposed Specific Plan
amendment as opposed to the adopted plan would incrementally increase sewage
generation from the project site. The project is within four sewage drainage
basins, all of which are designed with adequate capacity to serve the increased
level of development. Construction of onsite sewer facilities at the time of
actual development would avoid any significant impacts.

3-11



Revised Projects: Since the residential densities would be reduced by the
revised plans, sewage generation from the project site would also be reduced.
As stated in the EIR, adequate sewer facilities are planned to be available to
serve the development,

Finding: The report considered a higher sewage generation rate than will
resuTt from the revised plans; EIR analysis adequate,

SOLID WASTE DISPOSAL

Original Project: The proposed project development would generate
additional solid waste over what would be generated under existing land use
designations in the adopted plan. This would not significantly impact solid
waste disposal facilities but would represent an incremental reduction in
landfill capacity.

Revised Projects: Solid waste generation rates from development according
to the revised plans would be similar to those projected for the original
plan. Therefore, solid waste disposal facilities would be similarly impacted
by the revised plans.

Finding: EIR analysis adequate.

FIRE PROTECTION

Original Project: The originally proposed amendment would incrementally
increase demand for fire protection services. However, no constraints are
anticipated in providing fire protection to development under the proposed
project, and no significant impacts would result.

Revised Projects: Demands for fire protection services from development
according to the revised plans would be essentially the same as those
considered in the EIR. The change in land use designations would not be
significant encugh to warrant additional considerations.

Finding: EIR analysis adequate.

POLICE PROTECTION

Original Project: The changes in the density and level of development on
the project site would not significantly impact police protection to the
site. Any development would result in increased demand which would be
mitigated through the addition of employees and equipment as necessary.




Revised Projects: The changes in land uses according to the revised plans
would not sTgnificantly change police protection needs. As stated in the EIR,
the 1increase service demand would be mitigated through the addition of
employees and equipment as necessary.

Finding: EIR analysis adequate.

ENERGY CONSUMPTION AND CONSERVATION R

Original Project: Development of the project would not have a significant
adverse impact on regional energy supplies by itself, but would result in an
incremental increase in regional energy consumption. Measures to reduce
energy consumption will be incorporated into development projects of the
Specific Plan. These measures will reduce on-site consumption and no
significant impact to energy resources would occur,

Revised Projects: Development according to the revised plans would
require similar energy supplies. Measures to reduce energy consumption would
also be incorporated into development projects of the revised Specific Plan.

Finding: Since the energy consumed by the revised plans would be
essentiallygthe same, the original EIR analysis is adequate,

SOCICECONOMICS

Original Project: The proposed Specific Plan amendment would result in an
eventual increased population on the property. This increase would not affect
the overall Chula Vista Planning Area. Housing types under the proposed
amendment would be at a higher density and would allow development of the
property to be in closer conformance to current market demands. The
additional employment base added to the plan area is considered a beneficial
effect of the project. No significant socioeconomic impacts would be
associated with the proposed amendment.

Revised Prodects: The revised project plans would not be different enough
to significantly affect the outcome of the analysis considered in the FIR.
The population of the plan area would be reduced due to the reduction in
residential densities. The revised plans would offer even more employment
opportunities due to the increase in employment park acreage, The revised
plan does provide for the inclusion of 5% of the housing units to be provided
for Tow income famities and 5% for moderate income families.

Finding: The sociceconomic conditions generated by the revised plans
would be similar to those predicted in the EIR; the EIR analysis is adequate.



SECTION 4
CERTIFICATION OF ACCURACY

This Environmental Impact Report Review was prepared by the City of Chula
Vista and WESTEC Services, Inc. of San Diego, California. We hereby affirm
that, to the best of our knowledge, the statements and information in this
analysis are true and correct, and that all known information concerning the
potentially significant environmental effects of the revised project have been

included and fully evaluated.
/
T owiy (P2t EQ‘AM
0

Thomas Larkin ug1a§;§{ Reid
Project Manager Environdental Review Coordinator
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SECTION 1
INTRODUCTION AND SUMMARY

1.1 PURPOSE

This Environmental Impact Report (EIR) addresses the proposed El Rancho del
Rey project which involves an amendment of 1673.5 acres within the existing 2450-acre
El Rancho del Rey Specific Plan. The subject property is located east of Interstate 805,
south and west of Otay Lakes Road, and north of Telegraph Canyon Road in the City of
Chula Vista. A total of 1582 acres of the Specific Plan Amendment area are owned by
the Gersten Companies. The remaining 91.5 acres of the proposed Specifie Plan
Amendment are comprised of 11 parcels under separate, private ownerships.

The only discretionary action addressed in this report is the Specific Plan
Amendment for the 1673.5-acre area. The El Rancho del Rey Specifie Plan is the
official land use designation for this property in the Chula Vista General Plan. Thus,
the proposed amendment to the specific plan will in effeet also amend the General
Plan. Ultimate development of the El Rancho del Rey property will require subsequent
Planning Commission and City Counecil approval of: 1) Sectional Planning Areas within
the overall Specific Plan area; and 2) Tentative Maps. The Chula Vista Design Review
Committee will also have jurisdiction over portions of the property which will be deter-
mined to require a Precise Plan.

No development plans for the property or precise plans for the project parcels
within the property have been submitted and no specifie construction activities would
oceur as part of this proposal. The objective of this report is to provide a base of
information regarding the resources and constraints of the project site and to discuss
the environmental effects of the proposed land use changes. The analysis within the
EIR has focused on the direct and indirect environmental impacts of the proposed spe-
cifie plan amendment. Impacts associated with the proposed amendment and land use
changes as they relate to future development are discussed to the fullest extent possi-
ble.

Persons reviewing this doecument should keep in mind that the material pro-
vided herein is, under State law, informational in nature. It is intended to enable
appropriate public agencies and the public to evaluate environmental impacts associ-
ated with the project as proposed. The affected public agencies remain obligated to
Dalance possible adverse effects against other public objectives, including economie and

social faetors, in determining whether the project is approved.
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This report is being submitted to the City of Chula Vista in accordance with
their procedural guidelines for implementation of the California Environmental Quality
Act and State CEQA Guidelines including the most recent amendments.

1.2 EXECUTIVE SUMMARY
1.2.1 Project Deseription

The proposed project involves a Specific Plan Amendment for 1673.5 acres
of the 2450 acre El Rancho del Rey Specific Plan. Of this, 1582 acres are under
ownership of the Gersten Companies and the remaining 91.5 acres are under various
other private ownerships. The property is located east of Interstate 805 in the City of
Chula Vista, and is surrounded primarily by residential development. Existing topog-

raphy of the site consists of east-west trending ridges and intervening valleys. Major
roads in the project area include Telegraph Canyon Road on the south, East H Street
(which is presently constructed to two lanes) through the central portion of the prop-
erty, and Otay Lakes Road along the eastern and northeastern portion of the site.

The proposed Speecific Plan Amendment would involve an increase in the
maximum permitted dwelling units from 4220 to 5928. This increase would reflect a
shift from predominantly low-density single family units as envisioned by the adopted
plan to more small lot single family and multiple family units. The proposed plan would
provide a 93.4-acre Employment Park designation adjacent to East H Street. This
would permit the development of industrial, office and commercial support uses within
the plan area, which were not provided for under the adopted plan. Other land use
changes proposed by the project include the addition of a publie facilities designation to
accommodate community service uses (9.9 acres), an increase in acreage designated for
parks/recreation uses (from 27.0 acres to 90.5 acres), and a decrease in natural open
space acreage.

The north leg of Rice Canyon, which was shown as natural open space in the
adopted plan, would be partially filled under the proposed plan, and used for active
parks/recreation uses. The center leg of Rice Canyon would include designation of a
larger open space area under the proposed plan, with this eanyon envisioned as the
natural open space area in place of the north leg. This shift in open space location
would allow grading of the property to be brought into balance. A slightly greater total
quantity of grading would occur with the proposed plan, but the substantial export
required by the adopted plan (approximately 3 million cubic yards) would not be neces-

sary.




The circulation system for the project site would be changed from the
adopted plan's modified grid sysfem. The proposed amendment would ereate a loop
system with fewer direct connections through the site, which will reduce through trips
in this area, and provide the opportunity for a greater sense of com munity within the
Specifie Plan area.

Future approvals required for development within the Specific Plan area will
include Sectional Development Plans, Site Plans and Tentative Tract Maps. Some areas
of the site will also require approval by the Design Review Committee.

1.2.2 Environmental Analysis

The environmental impacts of the proposed project are summarized below.

. More detailed discussions of impaets and mitigation measures for each issue are

- included in Section 3 of this report.

Land Use

The land use designation changes proposed by the Speecific Plan Amendment
would increase the residential density of the project, in order to eonform with current
market demand, and would introduce Employment Park uses which would ereate a more
balanced community. The proposed land use designations would be compatible with
existing and planned developments surrounding the project site, and would also be inter—
nally ecompatible. The central community spine "proposed in the north leg of Rice
Canyon, as well as the road system would help to create a sense of community in the
plan area. No significant land use impacts would be associated with the compatibility
of internal uses or adjacent offsite uses.

Traffie Circulation

Development according to the proposed Speeific Plan Amendment would

result in traffic generation that is substantially higher than the adopted plan. Total
trips would increase from 44,000 ADT to 73,900 ADT with the proposed amendment.
The projeet trips when considered on a cumulative basis with other development in the
area, would require the improvement of roads throughout the project vieinity. Poten-
tial impacts would be associated with this traffic if required improvements are not
provided, or are not phased in accordance with need. However, all potential impacts
can be mitigated to insignificance by providing a combination of road improvements as
outlined in Section 3.2.3,

The major road improvements needed to avoid significant impaets include

construction of onsite roads, and some offsite segments, to their designated widths.
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Several changes in these widths are required by the cumulative traffic volumes includ-
ing the proposed project. These are the internal roadways "A" and "C" which are shown
as two-lane collectors but should be upgraded to four-lane collectors, and East H Street
which should be upgraded from four lanes to six lanes. The segment of East H Street
between I-805 and Ridgeback Road would requiré a change in classification from a
major road to a prime arterial, due to the proposed project's increase in traffie genera-
tion.

If project development is phased with needed ecirculation improvements,
potential impacts would be reduced to insignificance. If improvements are not made, a
significant adverse traffic impact would resuit.

Fiscal Analysis

The operating costs and revenues for the development of El Rancho del Rey
under both the adopted and proposed plans were projected to determine the approx-
imate fiscal effect of the project on the City of Chula Vista. Revenues exceed costs
for both plans for all phases of the project. However, the proposed plan would provide
substantially greater net revenues to the City than the adopted plan {a total of $12-

$14 million in 20 years plus about $825,000 per year thereafter). This would result in
significant beneficial fiscal effects to the City with the proposed project.
Biological Resources

The proposed Specific Plan amendment would reduce the natural habitats of
the project site and retains substantially less sensitive habitats and species than the
adopted plan. '

Given the unique character of the low serub vegetation {Maritime Desert
Serub) in the area, the rapidly declining status of this habitat along the coastal plain of
San Diego County, and the use of this habitat by a number of declining plant and animal
species, the implementation of both the proposed and the adopted Plans would cause
significant biological effects.

The difference between the two plans is due primarily to the retention of
the north leg of Rice Canyon and the majority of the eanyon in the northwestern corner
of the site in the adopted Plan. The proposed Plan would potentially retain more
natural open space in the central and southern legs of Rice Canyon. While this is
positive biologieally, it would not have the long-term potential to preserve the local
ecosystem that a more complete retention of the north leg of Rice Canyon would have.
While both Plans adversely affect the resources of the project area, the spatial differ-

ence or location of natural habitats retained by these two Plans is considered
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significant with the adopted Plan being preferred biologically. The significant biologi-
cal effect of development of El Rancho del Rey by the proposed Plan is essentially
cumulative. It is a combination of the loss of a variety of declining regional habitats
and species. The long-term viability of the open space system in the proposed Plan is
considered substantially less than the adopted Plan.

A revegetation plan is included as part of the proposed project. Elements of
this plan include revegetation of manufactured slopes adjacent to natural areas with
native vegetation, reestablish eanyon bottom biota in the north leg of Rice Canyon,
modify natural slopes through brush removal and transplantings of indigenous cacti, and
create a cacti refuge on the south facing slope of the canyon south of East H Street.
The mitigation program for the proposed Plan only partially mitigates the significant
effects of development of the projeet area. The proposed Plan does not preserve an
adequate baseline system and cannot mitigate to insignificance the eumulative effects
of urbanization of the project area. It preserves pieces of habitat whieh, albeit sub-
stantial, when added up do not have the potential biological value of the open space of
the adopted Plan. The significant biological impacts of the proposed Specifie Plan can
be fully mitigated only through design alternatives.

Cultural Resources

A total of six archaeological sites are located within the project boundaries,
and development of the plan area under the adopted or proposed plans would result in
potentially significant adverse impacts to these resources. Mitigation would be neces-
sary as part of subsequent project approvals and prior to grading of the property. This
would include a testing program and subsequent preservation or data recovery program

mitigation as recommended.
Paleontological Resources

The project site includes extensive paleontological resources within the rich
fossiliferous San Diego Formation which oceurs over much of the plan area. Significant
impacts would occur for either the adopted or proposed plan from exposure and possible
destruction of fossil material during grading. Mitigation measures are available to
avoid significant impaets to paleontological resources. These include a program of
onsite monitoring and fossil salvage which should be made a condition of subsequent
project approvals.

Geology/Soils
The project site is generally geologically suitable for development. Onsite

geotechnical conditions would not pose major econstraints to development as proposed.




Potential seismic activity would be no greater at the site than elsewhere in southern
California. Construetion in accordance with the Uniform Building Code will minimize
the effects of earthquake shaking. Prior to final project design, a detailed geologic
investigation will be required to provide grading, foundation and construction recom-
mendations.

Hydrology/Water Quality

There are no significant differences in hydrology/water quality impacts
between the adopted and proposed plans. Impaects due to site runoff are not significant
from the standpoint of quantity of flows affecting capacity of existing offsite facilities.
Problems could oceur at Bonita Basin since the offsite drainage is unimproved down-
stream. Mitigation of this impact is possible through provision of a retention basin to

control runoff volumes in the natural drainage. To make the drainage system for the
Specific Flan area work, numerous onsite flood and runoff conveyance facilities will

need to be constructed. The extent of these facilities is inderminable at this stage of

plan definition, however, concepts to be considered at the time of actual project design
have been given in the Section 3.8.3.

Urbanization as proposed would not have a significant adverse impaet on
water quality though ineremental increases in urban pollutants leads to long-term
degradation of receiving waters.

Landform/Aesthetics

The proposed landform alteration includes major grading of ridgetops which

is similar to grading required for development under the existing Specific Plan. How-
ever, the proposed plan would result in filling the bottom of the north leg of Rice
Canyon whereas the current plan would require export of a substantial amount of cut
material from the property. The filling of the bottom of the north leg of Rice Canyon
is a significant impact of the proposed amendment that is mitigable only through an
alternative project design.

The Specific Plan ineorporates requirements for grading and design review
as part of subsequent project aections, such as Sectional Planning Area plans, tentative
maps, ete. which will permit appropriate mitigation measures to be incorporated should
adverse impacts be identified.

Air Quality

The proposed Specific Plan Amendment would inerementally increase pollut-
ant emissions due to the inereased density of land use, beyond the levels anticipated by

regional foreecasts. By itself, this inerease is not considered significant, but on a
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cumulative basis it represents an unavoidable adverse impact. This ean be partiaily
mitigated through the incorporation of measures to reduce trip generation during subse-
quent site planning, although the cumulative impacts cannot be reduced to insignif;-
icance.

Noise

The major source of noise affecting the project site will be from future
years' traffie on the existing and planned roadway network. Future residential develop-
ment in some portions of the plan area would be subject to noise levels that exceed
standards for exterior and/or interior uses. However, the noise levels can be feasibly
reduced to acceptable levels through the use of barriers, building shell modifications
and siting of structures. Specific noise mitigation should be determined for each proj-
ect as part of subsequent approvals.

Schools

The precise number of students to be generated by project development has
not been determined, however, the additional 1708 dwelling units would generate more
students than would result under existing land use desighations. Four school sites have
been identified within the Specific Plan area. Adequate school faeilities are expected
to be provided in conjunetion with the proposed development. Details regarding school
facilities phasing construction and capacity would be resolved at the time SPA plans
and tentative maps are filed.

Parks, Recreation and Open Space

The proposed Specific Plan Amendment ineludes substantially more parks/
recreation designated land than the adopted plan. This is located primarily within the
"community spine in the north leg of Rice Canyon, with smaller park designations in
other portions of the plan area. The total acreage for parks exceeds the City's standard
requirement, thus no park impaets would be associated with the project.

The proposed plan retains less natural open space than the adopted plan.
The major area of change is the filling of the north leg by the proposed plan, whieh is
not consistent with the open space goals of the General Plan, and is thus considered a
significant impact of the proposed project. The designation of a larger portion of the
central leg of Riee Canyon as open space reduces this impaect, although not to insignif-
icance.

Water Service

The proposed project would inerementally increase regional water consump-

tion as a result of increased development of the property. However, measures to
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reduce water consumption will be incorporated into the project, and no significant
water availability impacts would occur. A Water Supply Master Plan was prepared for
the entire Specific Plan area that identifies facilities required for full development of
the project area. Several new facilities will be required to serve El Rancho del Rey and
adjacent developments. If the facilities are provided in conjunction with need, no
signifiecant impacts would result.

Sewer Service

Development under the proposed Specifie Plan amendment would ineremen-
tally increase sewage generation from the project site. The project is within four
sewage drainage basins, all of which are designed with adequate capacity to serve the
increased level of development. Construction of onsite sewer facilities at the time of
actual development would avoid any signifieant impacts.

Solid Waste Disposal

The proposed projeect development would generate additional solid waste

over what would be generated under existing land use designations. This would not
significantly impact solid waste disposal facilities but would represent an ineremental
reduction in landfill capacity.

Fire Protection

The proposed amendment would incrementally inerease demand for fire pro-
tection services. However, no constraints are anticipated in providing fire protection
to development under the proposed project, and no significant impacts would result.

Police Protection

The changes in the density and level of development on the project site
would not significantly impact police protection to the site. Any development would
result in increased demand which would be mitigated through the addition of employees
and equipment as necessary.

Energy Consumption and Conservation

Development of the project would not have a significant adverse impact on
regional energy supplies by itself, but would result in an incremental inerease in
regional energy consumption. Measures to reduce energy consumption will be incorpo-
rated into development projects of the Specific Plan. These measures will reduce
onsite econsumption and no significant impact to energy resources would occur.

Socioeconomiecs

The proposed Specific Plan amendment would result in an eventual increased

population on this property. This inerease would not affect the overall Chula Vista




Planning Area. Housing types under the proposed amendment would be at a higher
density and would allow development of the property to be in closer conformance to
current market demands. The additional employment base added to the plan area is
considered a beneficial effect of the project. No significant socioeconomie impaets
would be associated with the proposed amendment.

1.2.3 Alternative Specific Plan Amendment

During the preliminary planning process for the El Rancho del Rey project,
an Alternative Specific Plan was developed in conjunetion with City staff, which retains
the north leg of Riece Canyon as natural open space, similar to the adopted plan, but
incorporates changes in the land use mix and intensity similar to the proposed Specifie
Plan Amendment.

The key area of change with the alternative plan is in the north leg of Rice
Canyon. By retaining this area as natural open space, the impacts to land use and
landform alteration would be eliminated. Biological impaets would be substantially
reduced by retaining additional natural habitat including sensitive species. Other
impact areas would have no substantive differences between the preposed and alterna-
tive plans. Greater detail regarding this alternative is possible in Section 4.2.
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SECTION 2
PROJECT DESCRIPTION

2.1 PROJECT LOCATION AND SETTING

The subject property is located in the eastern sector of the City of Chula
Vista, east of Interstate 805. The regional location of the site is shown in Figure 2-1.
The project site is within the boundaries of the El Rancho del Rey Specific Plan area
illustrated on Figure 2-2 and includes the 1673.5 acres within the 2450-acre Specific
Plan which remain undeveloped. The property which is the subject of this amendment is
irregularly shaped, and is generally bounded on the east by Otay Lakes Road, on the
south by Telegraph Canyon Road, on the west by existing and approved developments
within the El Rancho del Rey planning area, and on the north by existing low density
residential development. East H Street extends through the central portion of the
property. The majority and highest density of Chula Vista's urban area lies west of
Interstate 805, although recent development projects have extended the urban develop-

ment farther to the east.

The subject property is bounded for the most part on the west, north and east
by residential development with land to the south of Telegraph Canyon Road being
primarily agricultural land of the Otay Ranch. An inpocket within the southerly sector
of the site adjacent to Telegraph Canyon Road, as well as land along the east of the site
(southeast of Otay Lakes Road) consists of residential development. Southwestern Col-
lege is located northwest of the intersection of Otay Lakes Road and Telegraph Canyon
Road, approximately 1000 feet east of the property. Bonita Vista Junior High School is
located within an inpocket into the study area west of Otay Lakes Road. East of Otay
Lakes Road, land uses include a variety of residential developments and Bonita Vista
High School. Land to the west of the property contains residential development, with
homes currently under construction, implemented through the Rice Canyon Sectional
Planning Area.

The topography of the project site consists primarily of east-west trending
ridges with 15-30 percent gradient and intervening valleys (Figure 2-3). A noteworthy
topographic feature on the property is Rice Canyon, which extends across the property
in an east-west direction. Rice Canyon is comprised of three major tributaries as it
crosses the site. Throughout this report they are referred to as the north leg, center
leg, and south leg of Rice Canyon (indicated on Figure 2-3). Onsite drainage generally

flows to the west. There are currently no struetures on the property with the exception
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of a water tank. The property is covered primarily by native serub plant communities
and various dirt roads traversing much of the site. East H Street (two lanes of the
ultimate six lanes) traverses the south leg of Riece Canyon in an east-west directioh
connecting with an interchange at I-805 and an intersecation with Otay Lakes Road.
2.2 PROJECT CHARACTERISTICS

The proposed project involves an amendment to the existing 2450-acre
El Rancho del Rey Specific Plan. The existing Specific Plan was adopted in 1978 and
revised most recently in 1983. The portion of the adopted Specific Plan to be amended
is shown on Figure 2-4A. The area to be amended corresponds with the project area
shown in Figures 2-4B and 2-5. Those areas within the boundaries of the adopted
El Rancho del Rey Specific Plan which are not being amended as part of the current
proposal consist of areas with approved projects, most of which have been construected.

A total of 1582 acres of the entire 1673.5-acre specific plan amendment are

under the ownership of the Gersten Companies. The remaining 91.5 acres are com-
prised of 11 "out parcels," under various private ownerships, which range in size from
2.0 to 10.2 acres. These are shown on Figures 2-3 and 2-4A. There are three primary
areas of change involved with the specific plan amendment, including land use, circula-
tion and grading. Each of these is described below, and discussed in detail in Section 3.

Land Use

The proposed plan includes changes in the density of residential development
to be designated for the property. The intended development would shift from a pre-
dominantly single-family homesite plan (densities of 1-5 du/ac) with some higher den-
sity produets, to a development with a greater emphasis on small lot single-family uses
and multi-family uses. The maximum number of dwelling units permitted in the Speci-
fic Plan amendment area would increase from 4220 to 5928. Proposed land uses for the
El Rancho del Rey Specific Plan amendment area are shown in Figure 2-5 and detailed
in Table 2-1. Land uses for that portion of the El Rancho del Rey project area owned
by the Gersten Companies have been proposed by the applicant. Land use designations
for the out parcels have been proposed by the City of Chula Vista Planning Department
based on adjacent uses.

The proposed amendment involves a revision in the density categories from
those used by the adopted Specific Plan. When the adopted plan includes categories of
1-2, 2-3, 3-5, 6-10 and 11-18 du/ae, the proposed amendment would have categories of
0.1-4, 4-6, 6-8, 8-12 and 12-20 du/ac. In order to maintain consistency between all
Sectional Planning Areas of the overall Specific Plan, the map will be reformatted to
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. indicate the same density categories for the entire 2450-acre Specific Plan as the
currently proposed amendment area. This modification will not affect the development
potential for any portion of the Specific Plan outside the 1673.5~-acre amendment area.
Rather, the maximum number of units permitted by the adopted plan and approved
maps will be indicated and will take precedence over the general land use categories
shown on the map. Figure 2-6 illustrates the overall Specifie Plan with reformatted
density categories.

The proposed amendment area land uses include residential development at
densities varying from 2.5 dwelling units per acre (du/ac) (an out-parcel) to 20 du/ac.
According to the Specific Plan text (Cinti & Associates, 1984) the 4 du/ac classifica-
tions are intended to be single-family detached homes. The 6 du/ac residential cate-
gory is intended for small lot, single-family, zero and double zero lot line patio homes,
duplexes, multiplexes, and residential cluster developments. The 8 du/ac classification
is intended for townhomes, patio homes, mobile home parks and subdivisions, condomin-
iums, and cluster developments which would frequently consist of attached dwellings.
 The 12 du/ac classification is similar to 8 du/ac except the uses would be in more
efficient spacial relationships including group parking and stacked units. The 20 du/ae
classification would allow stacked condominiums, garden apartments, and other similar
multi-family residential uses. The combining of several density classifications within a
residential area would be permitted by the proposed plan providing the maximum den-
sity for the plan area is not exceeded. The maximum number of dwelling units per-
mitted for the entire Specific Plan amendment area is 5928.

A major land use change of the proposed plan is the addition of a 93.4-acre
Employment Park designation. This acreage is located adjacent to East H Street on the
north and south sides of the road. Allowable uses within this designation would include
industrial, office, and commereial support uses (Cinti & Associates, 1984). The adopted
specific plan does not include any Employment Park designation or provisions for simi-
lar type uses.

A total of 3 parcels, comprising 39.2 acres of the Specifie Plan amendment
area (including 1 out parcel) are designated as future school sites. Of the two school
sites within the Gersten Companies’ ownership, one will be for an elementary school and
the other for a junior high. The third school site is located in the southern sector of the
property. A fourth "potential school site" is designated in the central aspect of the

site.
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Several sites totaling 9.9 acres have been indicated on the Specifiec Plan map
as Publie Facilities. These sites are to serve as publie faecilities which may include
places of worship, day care centers, governmental facilities, or other similar commu-—
nity service uses. In addition to these specific sites, public facilities would be per-
mitted in any area of the plan which is deemed appropriate. No public facilities are
designated on the adopted Specific Plan.

Cireculation

Regional access to the project area is provided by Interstate 805 to the west.
The primary east-west roads through the project ares are Telegraph Canyon Road on
the south, and East H Street through the central portion of the site both of which
interseet Otay Lakes Road east of the amendment plan. Proposed circulation features
are shown on Figure 2-5.

The adopted Specifie Plan includes a series of north-south and east-west resi-
dential eollectors which traverse the amendment area (Figure 2-4B). These roads would
function as a modified grid system to carry traffiec through the project site. The
adopted plan also includes a small loop configuration off of East H Street.

Under the proposed plan, the only major changes in the ecirculation system
between Telegraph Canyon Road and East H Street would be deletion of the southern
section of the East H Street loop road in the vieinity of the Employment Park. North of
East H Street, the system of residential collector roads would be substantially modified.
Paseo Ranchero would not function as a direct north/south link between Telegraph
Canyon Road and Otay Lakes Road through elimination of the segment between East H
Street and Otay Lakes Road. A new collector road providing access to the area north
of East H Street would be located between Paseo Ranchero and Otay Lakes Road.

The two east/west roads would also be modified and would not serve as direet
through routes. Ridgeback Road would connect with a new loop road which would be
located around the community spine, serving more for internal use rather than as a
through traffic route. The same number of major access points into the amendment
area would be retained, but the orientation of the roads would be modified to link with
the large central loop road. The primary entry to the northern portion of the amend-
ment area will shift from Ridgeback Road to the collector road further east of East H
Street.

Grading

Development of the El Rancho del Rey property could be implemented with a
large range of options for grading and detailed site layout. The applicant prepared one
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preliminary grading concept to develop land uses under the adopted specific plan,
which was estimated to involve approximately 19 million cubie yards of earth, with
3 million cubie yards having to be exported from the site. The proposed specifie plan
has been designed such that total grading onsite would likely inerease slightly, but
would balance onsite. No detailed grading plans are proposed at this time, but would be
required as part of subsequent project actions. For purposes of this EIR, it was assumed
that the entire area within each land use "bubble" would be graded, with the remaining
open space areas retained. A more detailed review of precise grading plans will be
conducted as part of subsequent projeet evaluation.

The major area of change onsite is the north leg of Rice Canyon which was
natural open space on the adopted plan, and would be partially filled under the proposed
plan. The easternmost portion of Rice Canyon would be designated for residential

. development, with the majority being designated for Parks/Recreation as a central open
- space spine. It is intended that active public and private recreation uses oceur in this

area, with commerecially-oriented facilities such as equestrian centers, health clubs,
ete. permitted. One school site and a potential school site are also designated in the
north leg of Rice Canyon. The western portion of the north leg would be developed
with two collector roads and additional Parks/Recreation area which will also require
some filling in the bottom of the eanyon.

The center leg of Rice Canyon is shown to be largely developed on the adopted
plan, with a narrow strip of open space designated along the ecanyon bottom. The
proposed amendment designates a larger portion of this canyon for open space linking
the transmission line easement and East H Street. The proposed plan alsec indicates a
larger area of open space along the south leg of Riece Canyon, south of East H Street
and the Employment Park, which will preserve more of the steep slopes in this area.

Two areas which the proposed amendment would require more grading than
was indieated by the adopted plan are in the northwestern portion of the project, where
a finger eanyon would be partially filled, and adjacent to Telegraph Canyon Road at
Paseo Ranchero. The proposed plan includes development of high density residential
rather than the open space designation of the adopted plan.

A vegetation plan for the El Rancho del Rey Specific Plan {execluding the out
parcels) has been prepared which includes undisturbed natural vegetation and a number
of treatment areas featuring revegetated areas, cacti refuges, and other areas with
introduced plant species. The vegetation plan emphasizes active conservation more

than preservation of existing onsite resources. The vegetation plan is discussed in more
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detail in Section 3.4. The areas indicated as open space on Figure 2-4A are generally
intended for more passive forms of open space uses. The vegetation plan, Figure 2-7,
provides some definition of the restrietions on urban intrusion into open space aress.
Open space uses could include agriculture, active and passive open space, natural open
space, bodies of water, public and private parks, community facilities, and other uses of
a similar nature.

Future Project Approvals

All development within the Specific Plan area shall be subject to Sectional
Development Plans, and Site Plan and/or Tentative Tract Map approval. Additionally,
at least some areas will require approval by the Design Review Committee. Sectional
Development Plans or Sectional Planning Areas (SPA) shall guide in the form of specific
development concepts and approvals, the sequential implementation of the plan and the
preparation of site plans. The Specific Plan text (Cinti & Associates, 1984) states the

following with regard to SPAs:

The extent of each Sectional Development Plan or
Specific Planning Area (SPA) shall be based on the
pre-application discussions between the applicant
and the Planning Department. The extent of actual
construction proposed, infrastructure, community
facilities, circulation, continuity of community
structure, and both public and private economice
considerations shall be considered in determining
each SPA boundary. By not predetermining SPA
boundaries it will allow the boundary to be more
responsive to the particular issues that may vary
from time to time. Should the applicant and the
Planning Department not be able to agree on the
SPA boundary then the City Council shall have the
final determination of the appropriate planning
area.

Each SPA will be required to have a site plan; grading plan; landseape plan; lighting and
signing programs; a recreation, open space and trails plan; utility service plan; commu-
nity feneing plan; design concepts; public facilities plan; implementation plan; traffic

analysis; and a noise analysis.
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SECTION 3
ENVIRONMENTAL ANALYSIS

This impact analysis is structured to evaluate the potential effects of the pro-
posed project, including short-term and long-range considerations. The development
permitted by the proposed Specific Plan Amendment is compared to the current unde-
veloped condition of the property, as well as to development that would be permitted by
the adopted Specific Plan as appropriate to each issue. Thus the total change from
existing conditions is presented as well as the inecremental changes resulting from the
proposed amendment.

Each topie in this section includes the following subsections: Existing Condi-
tions - deseribes the environmental setting for each topie; Impacts ~ an assessment of
the effects related to the project; Mitigation - discussion of measures which would
avoid or reduce any adverse impacts identified; and Analysis of Significance - conelu-
sion regarding what the significance of any impaets would be after mitigation has been
implemented.

During the formulation of plan designations in preliminary planning meetings, an
alternative land use plan was formulated by City staff. This alternative plan incorpo-
rates some features from both the adopted and proposed Specific Plan, and is deseribed
in detail in Section 4.2 of this EIR. The impact analysis of the alternative plan amend-
ment emphasizes areas where the potential project effects would vary from the pro-
posed plan, and the reader should refer to Section 4, Alternatives, for the evaluation of
the Alternative Plan.

3.1 LAND USE
3.1.1 Existing Conditions
3.1.1.1 Onsite and Surrounding Land Uses

The subject property is currently vacant, and for the most part is covered
with native serub vegetation. The topography of the project site is dominated by steep
east-west trending ridges and intervening drainages. Drainage on the property gen-
erally flows to the west. A number of unimproved dirt roads and motorcyele trails
traverse the site. East H Street extends across the mid-southerly sector of the prop-
erty with two lanes currently construeted. A large water tank is located just south of
East H Street, approximately mid-way across the site.

Other uses on the site include three SDG&E transmission lines, consisting
of a 138 kV line within a 250-foot right-of-way whieh traverses the approximate center
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of the site in a northeast-southwest direction {dotted line in Figure 2-3) and two 89 kV
lnes within 20-foot rights-of-ways, one of which parallels Otay Lakes Road along the
northerly border of the site and anotﬁer which erosses the northwestern sector of the
property.

The subject property is surrounded on all sides but the far south (opposite
Telegraph Canyon Road) by primarily residential development. Existing residences and
graded residential pads on both sides of Paseo del Rey, north of Telegraph Canyon
Road, were developed as part of the Ranchero Sectional Planning Area (see existing
Specific Plan, Figure 2-4A). The Rice Canyon SPA is Iocated west of the project site
and is currently being developed with residential uses at varying densities. Residences
located to the north and east of the subjeet property are not located within the
El Rancho del Rey Specific Plan. These areas are primarily low density single~-family
residential development.

Non-residential land uses in the projeet vieinity include Bonita Vista Jun-
ior High School, situated within an inpocket into the property adjacent to Otay Lakes
Road, and Bonita Vista High School, located east of Otay Lakes Road. Southwestern
College is situated west of Otay Lakes Road and north of Telegraph Canyon Road.
Vacant land to the south of Telegraph Canyon Road comprises part of the large Otay
Ranch. The nearest major commercial development in the vieinity is the Vons/Sav-on
shopping center located north of Telegraph Canyon Road and east of 1-805. Another
major commercial development in the area is located at the Bonita Road/Otay Lakes
Road intersection to the north of the property.

Major land use proposals in the project vieinity, in addition to those dis-
cussed above, include the following projects:

Bonita Meadows Estates: Consists of a planned 263-acre planned develop-

ment comprised of 544 manufactured homes., The site is located south and west of
Proetor Valley Road, north of Bonita Long Canyon.
Bonita Long Canyon: Consists of a 650-aecre site in the City of Chula

Vista. Implemented under the Long Canyon Sectional Area Plan. Ultimate develop-
ment will include 768 single-family residences and 56 apartment units. Project is
located opposite Otay Lakes Road from El Rancho del Rey.

EastLake I Planned Community: This project involves development of
1268 acres at the eastern limit of the City of Chula Vista, on both sides of Telegraph

Canyon Road. The PC Zoning and General Development Plan for the property permits a

maximum 3683 dwelling units on 620 acres, as well as employment park, office,
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commereial, sechools and open space/recreation uses. Specific site plans and develop-
ment proposals are currently being reviewed by the City of Chula Vista.
3.1.1.2 General Plan Policies

The subject property is located within the Chula Vista General Plan area
(City of Chula Vista, 1983) (see Figure 2-2). The subject property is included within the
area governed' by the text and plan diagram of the El Rancho del Rey Specifie Plan,
which is incorporated by reference into the Chula Vista General Plan. Thus, General
Plan policies for the subject property are identical to policies in the existing Speecific
Plan.

The majority of the property surrounding the site is d951gnated for resi-
dential use at low and medium densities. The large, undeveloped Otay Ranch property
south of Telegraph Canyon Road is designated Agriculture and Reserve, and Medium
Residential (4~12 du/ae). Although it is included within the Chula Vista General Plan,
the property is within County of San Diego jurisdiction. A strip of land approximately
1500 to 2500 feet wide along Telegraph Canyon Road is designated in the County Otay
Subregional Planning Area as Residential (7.3 du/ae) with a Future Urban Development
1995 overlay designation. The 1995 Future Urban Development Area category is
intended to encourage ultimate development at urban densities by holding the land in
reserve until services are available and it becomes desirable for urban development.

The Chula Vista General Plan contains a number of elements, including
Housing, Scenie Highways, Noise, Conservation, Seismie Safety, Open Space, Parks and
Recreation, and bike routes. The various elements are diseussed in the applicable
sections of this document.
3.1.1.3 El Rancho del Rey Specific Plan

The El Rancho del Rey Specifie Plan shown in Figure 2-4A was adopted in

1978 and most recently amended on January 4, 1983. The Plan encompasses a total of
2450 acres. As shown on Figure 2-4A, the existing Specific Plan is divided into Sec-
tional Planning Areas (SPAs). The Rice Canyon SPA in the western end of the Specific
Plan was approved for residential development which is currently under construction.
The Ranchero SPA (see Figure 2-4A) contains existing residential development as well
as homes under construction. The eastern end of this SPA, which contains an out
pareel, is presently undeveloped. The South College and East College SPAs are located
north of Telegraph Canyon Road on both sides of Otay Lakes Road. The East College
SPA and the western end (portion designated 3-5 du/ace) of the South College SPA are
currently undeveloped. That portion of the South College SPA designated 6-10 du/ac
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(northwest of the Telegraph Canyon Road/Otay Lakes Road intersection) is being
graded for home construction. The remaining SPAs have not been developed and are
within the limits of the proposed Specific Plan Amendment, as shown on Figure 2-4A.

The area included in the amendment has been the subject of numerous
city and property owner planning efforts beginning with a June 1970 plan for Rancho
Bonita and most recently in the August 15, 1978 approval of the Specific Development
Plan which is the "adopted” or "existing™ plan discussed in this report.

When adopted, the Specific Plan was intended as a "ocal distriet plan®,
charged with the direct application of the policy and strategy of the City's "structure
plan" - the Chula Vista General Plan. The Specifie Plan was intended as far more
detailed and definitive than the General Plan, while remaining a statement of the City
Council of the policies for land use development. As such it was more sueccinet in text
and more schematie in diagram than the General Development Plan and site utilization
plans of the Planned Community Zones. The brief, schematic format was designed to
provide suffieient flexibility in the El Rancho del Rey Plan so that it might remain a
viable and effective plan over a prolonged period of time. The Specific Plan is readily
amendable, and thus eapable of meeting the demands of a changing society, and it is
also susceptible of administrative adjustment of the plan through the transfer of devel-
opment intensity which would retain the overall density and land use requirements but
would allow a restructuring of the location and particular housing site.

Within the El Rancho del Rey Specific Plan boundary the few projects
that have been implemented have required changes te the adopted plan, generally invol-
ving increased density.

The existing Specific Plan text includes polieies, prineipals and standards
of the adopted plan. Some of the Key points applicable to the analysis of land use
impaets are presented below. Certain categories are discussed elsewhere in this report.
For example, conservation policies are disecussed in Section 3.4, Biology; and Sec-
tion 3.13, Parks, Recreation, and Open Space. The adopted Specific Plan envisioned
development of the area to be suburban in character. While a variety of housing types
were considered desirable, single-family homes were anticipated to be the predominant
land use. Within the amendment area, existing land use designations are almost exclu-
sively estate and low density residential, with some areas of medium density uses. Non-
residential uses include only schools, parks and open space.

The adopted plan emphasizes the preservation of the north leg of Rice
Canyon as publie open space, with the canyon floors of the middle and south legs also
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retained as natural open space. These latter two canyon areas were anticipated to have
comimen open space developed adjacent to the natural area. )

The circulation system includes designated roads, and encourages develop-
ment of equestrian and hiking trails, bieyele routes and transit facilities.
3.1.1.4 Zoning

The subjeet property is zoned PC - Planned Community. The purpose of
the Planned Community zone is to provide a mechanism for the orderly preplanning and
long-term development of large tracts of land which may contain a variety of land uses
but are under unified ownership or control so that the entire tract may be developed in
an orderly fashion. Specifie plans can be implemented through the PC “zone. The City
of Chula Vista Zoning Ordinance requires a detailed plan diagram and text as part of
the submittal for a Planned Community Development, as well as the formation of Sec-
tional Planning Areas within the Planned Community.

_ Residential development which flanks the subject property to the east
(between East H Street and Telegraph Canyon Road) and west is also zoned PC. Land
adjacent to the northern boundary is zoned RE-P (Residential Estate, requiring a Pre-
cise Plan). This area has been developed with single-family homes. Land north of
East H Street and east of Otay Lakes Road is zoned R 1-15-P, which allows residential
development under a preecise plan on lots of a minimum size of 15,000 square feet.
Land south of East H Street on both sides of Otay Lakes Road is zoned R-1 (single-
family residential).

3.1.2 Impacts

The area of the existing El Rancho del Rey Specific Plan that is being
amended by the proposed project is shown on Figure 2-4A. The proposed land uses for
the Specific Plan Amendment are shown on Figure 2-5. A comparison of land use
acreages and units between the existing and proposed specific plans is presented in
Table 2-1.

As shown in Table 2-1, the proposed Specific Plan Amendment will result in
an increase in the maximum allowable number of residential units within the amend-
ment area from 4220 to 5928 (40 percent). Conecurrently, the area of residential use
will decrease from 240.6 acres to 781.4 acres (17 percent), resulting in an increase in
the overall average residential density per residential acre of 69 percent. This
increased density has been proposed in response to changes in market characteristics,

and provides the opportunity for a more comprehensive mixture of residential products



than the adopted plan. The proposed amendment also includes a land use and circula-
tion pattern, including a central community spine, whieh would serve to foeus commu-
nity activities. The open space concept of the proposed amendment emphasizes the
active recreation opportunities of the central spine, in the north leg of Rice Canyon,
rather than the passive natural open space envisioned by the adopted plan. The pro-
posed plan does retain natural open space areas in the eenter and south legs of Rice
Canyon, linked with a hiking path to provide a diversity of recreational amenities.

The use of a loop road system with connecting entry roads also serves to
create a sense of community, with neighborhoods being linked together rather than
being separated from each other. The system of bicycle, pedestrian, hiking and eques-
trian trails would also encourage activity within the community.

The addition of Employment Park uses adjacent to East H Street would pro-
vide an employment base within the Specific Plan area, and would result in a more
balanced community. Specific areas for Public Faecilities were not designated under the
adopted plan, but have been ineluded in the proposed plan. The overall changes which
provide a more diverse mixture of land uses within the amendment area are considered
to be a benefieial change in the Specific Plan.

While the overall density of the residential designations has increased, the
proposed land uses are largely compatible with adjacent uses, both outside the amend-
ment area boundary and internal to the plan area. There is a gradual transition of
densities, with the lowest density categories adjacent to existing low density develop-
ment fo the north, and along East J Street. Higher density land uses are located along
the major traffic corridors of Telegraph Canyon Road and East H Street. The Employ-
ment Park is also centered on East H Street, and would be buffered topographically
from adjacent residential development by open space slopes.

Several areas within the Specific Plan amendment should be subject to more
detailed evaluation at the time development plans are formulated to avoid potential
impaects. These include the interface between: the employment park and 12 du/ac area
north of East H Street; the northernmost portion of the 4 du/ac area adjacent to exist-
ing offsite development; and the 20 du/ac area adjacent to Telegraph Canyon Road and
the low density uses designated for the out parcel to the north. Each of these areas
could be buffered adequately through setbacks, topographic separation, landscaping or
street layout, and such measures should be incorporated into specifie site design to

insure compatiblity.
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The proposed amendment will result in a decrease in the acreage of land
reserved for schools from 65.5 to 39.2 acres (40 percent). It should be noted that addi-
tional acreage for a "potential sechool” not included in the 39.2 figure is indicated on the
proposed Specific Plan (see Figure 2-5). The provision of school sites is not expected to
be a significant impact, as discussed in more detail in Section 3.12. Other commumty
facilities include several sites totaling 9.9 acres which have been indicated on the Spe-
cifie Plan map as public facilities. The proposed Specific Plan allows for development
of public faeilities in other areas as necessary.

It is intended that a major "spine" of land designated parks and recreation
will be ereated in the filled area of Rice Canyon. The "spine" is located within the
major loop road in the approximate center of the site, and is expected to serve as the
focal point for the community. The new plan will include 42 additional acres of land
designated for parks and recreation. It should be noted that the parks designation under
the existing Specific Plan refers to neighborhood and community parks, while the
parks/recreation designation includes both passive park uses as well as commercial
recreational areas.

The 250-foot SDG&E easement which traverses the plan area is designated
open space on the Specific Plan, which would mitigate impacts at the specific plan
level. Potential impacts on a more site-specific basis such as access problems or runoff
impaets on the easement should be addressed at the development plan level. The
20-foot easement in the northwest aspect of the site crosses several areas designated
for residential use. Utility facilities locatéd in this area will be undergrounded in
future streets which will avoid potential land use impacts in the existing easement area.

Land uses surrounding the subject property are primarily residential, with
the exception of nearby Southwestern College and several primary schools. The vacant
Otay Ranch property located south of Telegraph Canyon Road constitutes a major agri-
cuitural holding in the County. The increased urbanization of the subject property is
not expected to result in any significant land use impaets since the portion of Otay
Ranch adjacent to Telegraph Canyon Road is designated for residential use and is a
1995 Future Urbanizing Area on the County General Plan. The uses for the proposed
Specific Plan are compatible with surrounding land uses and thus would not result in any
significant land use conflicts.

Nearby retail commereial uses would be provided to future residents by
existing shopping centers located at the northeast eorner of the Telegraph Canyon
Road/I-805 intersection, and at the Otay Lakes Road/Bonita Road intersection. An
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additional retail center is planned to the east at the H Street/I-805 intersection as part
of the Rice Canyon SPA development approval. Thus, future residents of the Specific
Plan area would appear to be well served by existing and planned commereial facilities.
Provision of additional services within the plan area would potentially reduce the num-
ber and length of vehicular trips and should thus be encouraged.

3.1.3 Mitigation

The proposed Specifie Plan is not expected to result in any significant land
use impacets in terms of compatibility of adjacent uses both internally and at the inter-
face of the project with offsite development. The proposed residential densities and
91.5-acre employment park would result in substantial increases in traffic. Related
impacts such as noise, air quality, and energy conservation, as well as ineremental
increases in the demand for public services and utilities are discussed in more detail in
the appropriate sections of this document.

An adverse effect of the project is the proposed distribution of land uses and
proposed grading which would result in major modifications to existing natural topog-
raphy and native vegetation coverage, particularly in the north leg of Riece Canyon,
which conflicts with the stated policies of the existing Specific Plan, and Chula Vista
Open Space and Conservation Elements. Mitigation of this impaet would require a
project redesign featuring an alternate grading scheme (see Section 4).

A beneficial effect of the project is the increased employment opportunities
for onsite residents and the rapidly developing surrounding communities that would be

provided by the Employment Park.
More site-specific land use issues, such as development adjacent to SDG&E

easements, should be addressed at subsequent stages of environmental review (Sectional
Development Plans, Site Plans, and review by the Design Review Committee).
3.1.4 Analysis of Significance

The proposed project land uses would be compatible with surrounding devel-

opment and land use designations, and no internal conflicts are projected. Subsequent

project review will address site specific issues and avoid any potential adverse land use

effects.
3.2 TRAFFIC CIRCULATION

A transportation analysis for the proposed project was conducted by Urban
Systems Associates, Ine, Inecluded in this analysis is an assessment of a cumulative
impacts study prepared by the San Diego Association of Governments (SANDAG). The
SANDAG study projected traffic for the East Chula Vista Area and assumed the devel-
opment of all projects already approved in the area by both Chula Vista and the County.
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The current study by Urban Systems Associates, Ine. used similar trip generation rates
and assumptions to determine the comparative traffic that could be generated by the
proposed development. The data on existing conditions was obtained through a review
of available traffic counts and field surveys which were conduected in April and May of
1984. Estimates of the number of trips that could be generated by the proposed project
were developed and distributed to the street system, then intersection capacity analy-
ses were completed for key intersections to identify potential problem areas. The full
transportation analysis report is ineluded as Appendix A to this EIR which is available
for review at the City of Chula Vista's Planning Department, A supplemental traffie
report was prepared by Urban Systems Associates, Ine. to address additional considera-
tions raised during the public review period and subsequent project revisions. The
report evaluated revised project impacts on the existing and proposed cireulation Sys-
tem and ineluded an analysis of impacts to I-805 and the associated interchanges. The
supplemental report is included in the Final EIR, following the Response to Comments,
3.2.1 Existing Conditions

The El Rancho del Rey project area lies on the eastern fringe of the City of
Chula Vista, about 1.5 miles east of Interstate Highway 805. That highway traverses
the western portion of the San Diego Metropolitan area in a northwest/southeast direc~

tion for approximately 26 miles, connecting the Otay Mesa and Mexiean border area
with the north county coastal areas and Highway 5, as well as many areas in between.

The existing road system in the vicinity of the project is shown in Fig-
ure 3-1. The project area is bisected by East H Street, which provides aceess onto
I-805 to the west. Otay Lakes Road borders a portion of the eastern part of the project
area and provides access to both Bonita Road to the north and Telegraph Canyon Road
to the south, both of which access I-805. J Street, another east to west ingress and
egress route, also provides access to the project area but does not access 1-805. Exist-
ing traffie control facilities are shown in Figure 3-1.

The primary access roads for the plan area, as well as for much of the
surrounding area, are Telegraph Canyon Road; Otay Lakes Road; and East H Street.
The existing ADT on streets which may carry El Rancho del Rey traffic is shown in
Figure 3-2.

Otay Lakes Road between Bonita Road and Telegraph Canyon Road is eur-
rently carrying 17,900 trips per day. East H Street in the project area is carrying 9000
trips per day. East J Street east of I-805 has 3700 ADT. Volumes on Telegraph Canyon
Road vary from 12,000, just west of Otay Lakes Road, to about 24,800, just east of
[-805. Bonita Road carries a range of from 25,700 east of Willow to 34,100 just east of
1-805. The volume on I-805 between East H Street and East J Street is 69,700.
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Along the projeet's southern boundary, Telegraph Canyon varies from a two-
lane road (one lane each way with no passing) just west of its intersection with Otay
Lakes Road, to a six-lane road (two lanes each way plus left turn lanes) with a raised
median at Haleerest. A bike lane is reserved along the south side of Telegraph Canyon
Road in the vieinity of the Oleander at Crest intersection. The portion of Telegraph
Canyon Road between Halecrest and Paseo Ladera includes a landseaped median,

Otay Lakes Road in the vieinity of the project area varies from a two-lane
road (one lane each way) just north of Bonita Vista Junior High School to a four-lane
road (two lanes each way) with separate left turn lanes at various locations a long its
length. The maximum width of Otay Lakes Road is reached at its intersection with
East H Street. At that point, there are two lanes going in each direction (north and
south) plus a right turn lane for southbound traffic and a left turn lane for northbound
traffic.

East H Street connects Otay Lakes Road to I-805 and areas in Chula Vista.
It varies from two lanes (one lane each way) between Ridgeback and Buena Vista to four
lanes (two lanes each way) plus a right turn lane and a planted median at Otay Lakes
Road and betwen I-805 and Ridgeback. The portion of East H Street east of Ridgeback
is currently being widened and is under construction. Ridgeback Road itself was
recently connected to East H Street and open to the public.

Numerous roads within the project area are designated in the Cireulation
Elements of the City of Chula Vista and San Diego County General Plans. These
include: Telegraph Canyon Road; Otay Lakes Road; East H Street; East J Street;
Ridgeback; Paseo del Rey; Paseo Ladera; Buena Vista; and Paseo Ranchero. In some
cases, the Chula Vista designations are different from County designations. Table 3-1
contains a list of project area roads, their designations, and their existing conditions.
Where County and City of Chula Vista designations vary, both designations are given.
This is the case with Telegraph Canyon Road; Paseo del Rey; Buena Vista Way; and
Paseo Rancho.

The following roads are currently not developed to their designated ultimate
width: East H Street between Ridgeback and Buena Vista; East J Street, east of Paseo
del Rey; Paseo Ranchero between Telegraph Canyon Road and Otay Lakes Road; Ridge-
back Road between East H Street and Otay Lakes Road; and Otay Lakes Road between
Camino del Cerro Grande and Bonita Vista Junior High School. Design capacities for
the various types of roads in the area are included in Table 3-2. Street design standards
are included in Appendix A.

There are many transit facilities available in the general project vieinity
and to the west (see Figure 3-3). Loecal/feeder routes serve Bonita Road; Otay Lakes
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STREET/SEGMENT
Telegraph Canyon Rd,
1-805 to Paseo Ranchero

Paseo Ranchero to Otay Lakes Rd.

East "H" Street (Fast of 1-805)
1-805 to Ridgeback
Ridgeback to Buena Vista
Buena Vista to Otay Lakes Rd.

East "J" Street
I-805 to Paseo Ranchero
Paseo Ranchero to Buena Vista

Paseo Del Rey

Telegraph Canyon Rd. to Fast "J" St.

East "J" St. to East "H" St.

Pasep Ranchero
Telegraph Canyon Rd. to
East "H" Street

Paseo Ladera
Telegraph Canyon Rd. to Paseo
Entrada
Paseo Entrada to East "J" St.

Buena Vista
Telegraph Canyon Rd. to East
"H" Street

Ridgeback Road

TABLE 3-1
Designations and Existing Conditions of Project Area Roads

DESIGNATION
Prime Arterial (Co)
Prime Arterial (co)
Major Road

Major Road
Major Road

Collector
{ollector

{foTTector {Ca)

(

Light Collector (CV)

Cotlector (Co)
Light Collector (CV)

Collector (CV)
Light ColTector (Co)

Collector
Collector

{Co]lector (cv)

Light Coliector {Co)

EXISTING
4 lanes - divided

2 1anes*

4 Tanes
2 lanes*
4 Tanes

2 Tanes
2 lanes

4 lanes

Non-existent*

Only 1 small segment
2 tanes

2 lanes

westernmost section
4 ianeq: rest
non-extstent*

2-4 lanes

East "H" St. to Otay Lakes Rd. Collector Only 1 small segment*
Otay Lakes Rd.

Bonita Rd. to Camino Del Cerro Major Road 4 lanes

Grande

Camino Del Cerro Grande to Maior Road 2 lanes*

Bonita Vista Jr. High School J

Bonita Vista Jr. High School Major Road 4 lanes

to Telegraph Canyon Rd.
*Roads currently less than their designated width,

o Yl el _




TABLE 3-2

Design Capacities for Classified Roads

ADT
Road Classification Daesign Capacity
Primary Arterial - 6 lanes 50,0003
Major Road - 4 lanes 25,0001 -
Collector -~ 4 lanes 13,0002
Collector - 2 lanes 6,300° )

1City of Chula Vista Street Standards, June, 1982

260unty of San Diego, "Public Road Standards -
Draft,” April, 1983, number given assumes
Level of Service C.

| 3City of San Diego Street Design Standards, 1980.
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Road; Buens Vista Way; Telegraph Canyon Road; Crest; Lori; and portions of East
H Street. An urban route exists on Third Avenue, approximately 2.3 miles to the west.'
A station for the San Diego Trolley which connects downtown San Diego with the
Mexican Border area is located adjacent to I-5 at H Street, approximately 3.5 miles to
the west.

3.2.2 Impacts

A manual trip generation, distribution and assignment was completed for the
proposed project. The trip generation rates, traffie zones, loading points, links and
distribution used in this analysis are presented in Appendix A. A supplemental traffic
report was prepared which addresses the circulation improvements assoéiated with the
revised project and is included in the Final EIR. A cumulative 1995 traffic forecast was
completed by SANDAG {for the east Chula Vista area. This study assumed development
of all projects already approved in the area by both the City of Chula Vista and the
County of San Diego as well as major proposed projeets (including E1 Rancho del Rey) in
the study area and therefore serves as a cumulative analysis. Details regarding this
forecast are included in Appendix A and in the supplemental traffic report prepared for
the revised project.

The land uses and densities assumed for the project proposal are those con-
tained in Table 2-1. Land use {whether it be dwelling units or acres) was multiplied by
the generation rates to obtain total traffic generation for each land use (refer to
Table 3-3). Based on the foregoing process it is estimated that the Adopted Plan would
generate about.44,100 ADT and the proposed plan will generate about 73,900 ADT. The
manual assignment of these trips to the street system is shown in Figure 3-4.

As noted previously, the ecirculation system for the proposed plan is differ-
ent from that shown by the adopted plan and the City's General Plan. The major change
in the eirculation system between Telegraph Canyon Road and East H Street would be
deletion of the southern section of the East H Street loop road in the viecinity of the
Employment Park. North of East H Street, the system of residential collector roads
would be substantially modified. Paseo Ranchero would not function as a direct north/
south link between Telegraph Canyon Road and Otay Lakes Road through elimination of
the segment between East H Street and Otay Lakes Road. A new collector road provid-
ing access to the area north of East H Street would be located between Paseo Ranchero
and Otay Lakes Road. Two east/west roads would also be modified and would not serve
as direct through routes. Ridgeback Road would conneet with a new loop road which
would be located around the community spine, serving more for internal use rather than
as a through traffic route. The same number of major aecess points into the

amendment area would be retained, but the orientation of the roads would be modified
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)

Land Use
Residential

Employment Park

Schools
1 Public Facilities
Parks/Recreation

Open Space

TOTALS

TABLE 3-3

Summary of Project ADT for the Adopted, Proposed and Alternative Plans

Adopted ﬁroposed Alternative

Plan Pian Plan
39,700 52,900 52,500
0 14,000 15,000

3,400 2,800 2,300

0 600 200

1,000 3,600 1,200

0 0 0
44,100 73,900 71,200
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to link with the large central loop road. The primary entry to the northern portion of
the amendment area will shift from Ridgeback Road to the colleetor road further east
of East H Street. |

The currently Adopted Plan would generate approximately 44,000 trips per
day or 62 percent of the trips expected to be generated by the proposed project. The
higher intensity uses that are included in the northern half of the proposed plan results
in a proportionately higher number of trips on roads in the northern half when eompared
to the adopted plan. It is difficult to compare the traffic assignments in the northern
half of the plans because the street layouts vary between the adopted and the proposed
Plan. However, it is possible that some of the project roads might be sized smaller than
currently proposed if the adopted plan were implemented. Since the major streets will
be sized based on the cumulative forecast for the east Chula Vista area, there would
probably be no change in the width of East H Street, Telegraph Canyon Road, Otay
Lakes Road, Paseo Ranchero, and the portion of East H Street between I-805 and Paseo
Ranchero.

A comparison of the project traffie, cumulative traffic foreeasts and road
classifications is included in Table 3-4. As shown in that table, development of the
proposed project eould largely be accommodated by the eurrently adopted road classifi-
cations. Only one small portion of one road, the portion of East H Street between I-805
and Ridgeback Road, would have to be reclassified; that segment would require a six-
lane prime arterial instead of major road. However, East H Street will continue to be a
primary access route to I-805 and it is estimated that only about 9 to 10 percent of the
eventual traffic on this road will be generated by the project. The remaining 90 per-
cent will come from existing and future developed areas east of I-805.

The proposed projeet will, upon buildout, require the improvement of roads
to the sizes listed in Table 3-4, with one exception. As noted in that table, the pro-
posed project would only require a four-lane major road along Telegraph Canyon Road,
although the cumulative traffic from east Chula Vista could require a six-lane prime
arterial.

Intersection Capaeity Utilization (ICU) analysis was completed for key
intersections. All ICU ealeulations are ineluded in Appendix A. These showed that the
Otay Lakes Road and East H Street intersection will operate at a Level of Service "A"
if East H Street has six lanes {three eastbound, three westbound), with the other lanes
also serving as right turn lanes and a separate left turn lane. Otay Lakes Road at this
point should be four lanes {two northbound, two southbound) with the outer lanes also

serving for right turns and separate left turn lanes.
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The Otay Lakes Road at Road "A" intersection will operate at a Level of
Service "C/D" if Otay Lakes Road has four lanes (two northbound, two southbound) and
Road "A" has four lanes (two eastbound, two westbound). In order to bring the road up
to a full Level of Service "C", there should be a dual left turn from Road "A" onto Otay
Lakes Road.

The East H Street at Buena Vista intersection will operate at a Level of
Service "A" with East H Street as a six-lane prime arterial. This includes a separate
left turn and Buena Vista designated as a four-lane collector, even when allowing Buena
Vista to omit a separate left turn lane.

The East H Street at Ridgeback Road will operate at a Level of Service "C"
with six lanes on East H Street plus dual left turn lanes. Ridgeback will need four lanes
plus dual left turn lanes.

Coneclusions and Recommendations

As noted earlier, the manual traffic assignment by USA Inc., was conserva-

tive. That is, a "worst case"” was assumed, and all trips were considered to be external.
In reality, 10 to 15 percent of the trips generated will probably remain localized to the
project area.

It is recommended that an adjusted SANDAG cumulative travel forecast be
used for the sizing of arterial streets: Otay Lakes Road, East H Street, Telegraph
Canyon Road, and the portion of East J Street between I-805 and Paseo Ranchero. It is
recommended that the USA Ine. manual forecast be used for all other streets, regard-
less of which plan is developed.

The change in the eirculation system proposed by the project, which would
delete several direct east-west and north-south links and replace them with a modified
loop system, would not create any unmitigable cumulative traffic impacts. Road
improvements will be required as development proceeds, but the change in street layout
does not create any unavoidable adverse traffic impacts. '

The proposed plan would generate significantly more traffie than the
adopted plan. However, since the arterial streets should be sized based on the cumula-
tive traffie, and not just project traffie, the size of the streets will depend as much on
other fortheoming projects to the east as on the proposed project. The one street
segment where the development of the adopted plan might make a difference in the
sizing of roads is the portion of East H Street between I-805 and Ridgeback Road. This
is the only road segment which will require a change in clagsification from a major road
to a prime arterial. If the adopted plan were implemented, this change would probably
not be required, if the SANDAG cumulative forecast is assumed. However, if the

SANDAG cumulative forecast is low, this reclassification might be required anyway.
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3.2.3 Mitigation

The potential traffic impacts associated with the proposed Specific Plan
Amendment could be mitigated to insignificance by providing a combination of road
improvements as outlined below. These improvements would be necessary for ultimate
development of the project site in combination with other existing and planned develop-
ment in the area.

(] Widen Telegraph Canyon Road in phases to four lanes between Paseo

Ladera and Paseo Ranchero as required for future development proj-

ects _.

This improvement would be a requirement for the proposed project
only. The ultimate improvement of Telegraph Canyon Road for cumulative traffie
volumes would be a six-lane prime arterial all the way to I-805, and development within
El Rancho del Rey adjacent to this road should reserve adequate right-of-way for this

ultimate width.
. Designate East H Street between I-805 and Ridgeback Road as a six

lane prime arterial

This road segment is currently designated and constructed as a four-
lane major road. Additional widening offsite up to the I~805 bridge would be required
for 1995 cumulative traffie including the proposed project. It would not be necessary to
widen the bridge over I-805 itself, as the existing width would be adequate to accom-

modate the projected future traffic.
] Designate East H Street between the western property boundary and
Buena Vista Way a six-lane prime arterial with dual left turn lanes at
Ridgeback and with separate left turn lanes at Otay Lakes Road and
Buena Vista as required for future development projects
East of Buena Vista, East H Street is constructed as a four-lane road,
narrowing to two lanes between Buena Vista and Ridgeback Road. This road segment is
currently designated as a four-lane major road. The proposed Specific Plan would

amend this designation to a six-lane prime arterial.
. Designate Paseo Ranchero as a four-lane colleetor from Telegraph
Canyon Road to East H Street
This is the current designation for the road, and needs only to be

constructed through the project site.
® Widen the portion of Otay Lakes Road between East H Street,

Camino del Cerro Grande and Bonita Road to four lanes wide, with

separate lanes for right and left turns at major intersections
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This road is currently designated as a four-lane collector. The seg-~
ment between Camino del Cerro Grande and Bonita Vista Junior High is only built to
two lanes with the remainder construeted to four lanes.

[ Designate Roads "A", "B" and "C" as four lane eollectors

Road "B" is designated as a four-lane collector by the proposed Spe-
cific Plan Amendment, and needs to be constructed as development proceeds, Roads
"A" and "C" are proposed to be designated as only two-lane collectors by the amend-
ment. These roads would need to be designated and built to four-lane collector stan-
dards to aceommodate project traffic without adverse impaets.

° Designate Ridgeback Road as a four-lane collector with dual left turn
lanes at East H Street

This road is currently designated as a four-lane eollector but is not
built to this width through the project site. The Specific Plan Amendment proposes to
change this designation to a two-lane collector, whiech would not be sufficient to handle
projected traffie volumes. The designation of Ridgeback Road should be changed on the
proposed Specific Plan to be a four-lane collector.

° Designate the North and South Loop Road as a two- or four-lane
colleetor with precise widths to be determined at a later date

Two lanes is the designated configuration for these roads and they

need only to be constructed as part of project development.
[ Review specific projects on an individual basis to determine required

extension or widening of access roads
° Require further traffic studies for the SPA or sub-area plan as ree-

ommended in the proposed Specific Plan text
Such analysis shall be used to define internal and external eirculation

system needs and phasing.
3.2.4 Analysis of Significance
The proposed Specific Plan Amendment has the potential for adverse traffic

impacts when combined with traffic from other developments in the project vieinity. If
the mitigation measures outlined in Section 3.2.3 are implemented in conjunetion with
need as development proceeds, these potential impacts can be reduced to insignif-

icance.
3.3 FISCAL ANALYSIS
3.3.1 Existing Conditions

An analysis of the financial condition of the City of Chula Vista was con-

ducted in consideration of the proposed EI Rancho del Rey project and is presented in
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its entirety in Appendix B. Operating expenditures and revenues were examined to
determine current and expected fiseal conditions. Since this project is expected to
extend over a 10 to 18 year period, assumptions and base figures could vary substan-
tially over the life of the project.

The analysis of municipal expenditures was prepared based on information
gathered from a review of the City of Chula Vista's 1982-83 actual expenditures, the
1983-84 preliminary operating budget and discussions with various department heads.
Ten "direct service" expenditure activities were examined: Legislative and Administra-
tive Services, Community Development, Park and Recreation, Planning, Building and
Inspection, Engineering, Public Works Operations, Fire, Library Operations and Police.

City revenue conditions were analyzed based on existing revenue sources.
Incorporated into the analysis were revenues from the general fund and special fund.
General fund sources include the following: property tax; sales and use tax revenues;
franchise taxes; property transfer tax; utility users tax; business, bieyele and animal
licenses; motor vehicle in-lieu taxes; cigarette tax; fines, forfeitures and penalties;
munieipal swimming pool fees; recreation programs; and investment earnings. Speecial
fund revenue sources include the traffic safety fund, state library act fund, sewer
service revenue fund, special gas tax fund and federal revenue sharing.

3.3.2 Impacts

The following fiscal analysis has attempted to take into consideration all
operating costs and revenues that would be attributable to the development of
El Rancho del Rey under both the existing plan and the proposed plan. Each plan would
require additional publie services from the eity, thereby increasing operating costs, and
would provide increased revenues to the City through assessed fees and taxes. The final
net fiscal condition under both plans was determined to be a positive net revenue, with
the proposed plan providing the greatest overall increase to the City's general fund.
Appendix B provides a complete analysis.

To determine the full costs of providing City services, a model was formu-
lated that allocates indirect and overhead costs to ten "direct service" activities. In
this manner, the projections of added costs attributed to El Rancho del Rey will in faect
reflect the full costs of accomodating this significant addition to the present City, Of
the 10 activities reviewed for possible impact, eight activities were identified as being
affected. Four of these would be subject to a single, one-time cost and inelude Plan-
ning, Building Inspection, Engineering and Fire Prevention. Since fees are collected
from the applicant to compensate for the cost of these services, no impact to the first

three activities is associated with adoption of the proposed plan. While fees are also
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collected for Fire Prevention, they may only partially offset the cost of the inspection
services. A possible ineremental impaet to Fire Prevention may therefore result.

The remaining four affected activities would be subject to on-going costs.
These activities inelude Public Works Operations (i.e., street maintenance, traffic oper-
ations), Parks and Recreation, Police Services, and Library Operations.

Cify operating revenues were projected based on computer modelling of the
relationships of individual revenue accounts to population, land use and other factors to
simulate the changes in revenue that could be expected over the development of this
project. As discussed in the section on expenditures, single one-time costs associated
with the processing of building inspection permits, planning reviews, ete. will be col-
lected as fees to offset the City's expenditures. Therefore, no net revenue or net cost
are associated with these activities.

Revenues from the general fund and special funds comprise the remainder of
the revenue sources. These were identified previously in the Existing Conditions sec-
tion. Scenarios of general fund revenues vary considerably between the existing and
proposed plans over a 20 year buildout. Revenues to the City's general fund are the
lowest overall under the existing plan. Revenue contributions to the general fund under
the proposed plan would be greater than under the existing plan. For a more detailed
analysis and breakdown of individual revenue souree contributions to the general fund,
refer to Appendix B.

Based on this analysis, the projected net fiseal change for both plans is
presented below. The table shows the difference between annual operating revenues

and costs for both the existing and proposed plans at 5 year intervals.

NET FISCAL CONDITION
(Revenues* less Expenditure)

Year 5 Year 10 Year 15 Year 20
Existing 224,581 497,915 957,883 1,254,934
Proposed 622,441 1,372,018 1,706,387 2,080,658
Difference 397,860 874,103 748,504 825,724

*Revenues used in this grouping are from the General Fund, Sewer Service Fund, Traffic
Safety Fund and the State Library Fund. Costs and revenues are stated in eonstant
1984 dollars. The rate of property appreciation was assumed at 5 percent.
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As can be seen, revenues exceed costs in both scenarics. However, the
proposed plan would provide substantially greater net revenues to the City than the
existing plan in each of the scenario years selected for representation. If all years are
considered, the proposed plan would provide more than $12,000,000 more to the City
than the existing plan over a 20 year period. Additionally, about $825,000 more would
be provided by the proposed plan in comparison to the existing plan, for each year
thereafter.

The above table does not reflect the revenues that might be expeeted in the
Revenue Sharing Fund and Gas Tax Fund. Over a 20 year period the proposed plan
would generate an additional $1,495,000 more than the existing plan from these two
sources. If these revenues are included, the difference in net fiscal benefit to the City
approaches $14,000,000 over a 20 year period, in favor of the proposed plan.

It should be noted that actual net revenues will vary from the projections
shown above. These variances can be caused by many things such as new legislation
regarding revenues and/or changes in City operations. The value of this type of analysis
lies in eomparing land use deecisions with existing conditions or with one another.

3.3.3 Mitigation

As no significant impacts were identified, no mitigation measures are
required.

3.3.4 Analysis of Significance

Implementation of the proposed plan would result in significant fiseal bene-
fits to the City of Chula Vista. Between $12,000,000 and $14,000,000 net {revenues less
costs) would be generated by the proposed plan. This money would be used to provide

services to the City as determined by legislative process.
3.4 BIOLOGICAL RESOURCES

The project area or portions of it have been previously reviewed for biological
resources by Evans and Beauchamp (1972), City of Chula Vista (1973), WESTEC Services
(19762), Pacific Southwest Biological Services (1981), and Chambers Consultants and
Planners (1983). Biological studies of adjacent lands which are pertinent to the follow-
ing discussion and analysis include WESTEC Services (1976b) for Rancho Robinhood,
Patterson and Brand (1978) for Bonita Long Canyon Equestrian Estates and Beauchamp

and Montgomery (1979) for the Rice Canyon Sectional Planning Area.

A field reconnaissance of the study area was conducted by Stephen B. Laecy,
Senjor Biologist with WESTEC Services, during December 1983 and February 1984. This
reconnaissance consisted of driving and walking over the majority of the site. Detailed
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transecting or quantitative field studies were not conducted as a part of this reconnais-
sance level effort. The following discussion utilizes the earlier studies of the area and
recent field overviews to establish existing conditions and analyze the effects of the
proposed Specifie Plan Amendment. It is noted that while a variety of previous biologi~
cal overviews of the property have been conducted, precise locations of specific plant
and animal species ineluding animals and herbaceous perennials were not available for
reference in analyzing differences in the adopted versus the proposed Plans.
Nomenclature throughout this section of the text follows Munz (1974) for
plants, A.0.U. (1983) for birds, Jennings (1983) for amphibians and reptiles, and Jones
et al. (1982) for mammals. V
3.4.1 Existing Conditions
3.4.1.1 Vegetation

The majority of the property is covered by a mosaie of low serub vegeta-

-tive communities. These include southern coastal sage serub and maritime desert serub

(Thorne, 19876). Southern coastal sage serub is the low, open serubby vegetation found
along the cismontane slopes and coastal plains of San Diego County primarily on south-
facing slopes. It is less dense, evergreen and thick-leaved than chaparral and is often
called impoverished chaparral. Many of its component species are drought-deciduous.
Thorne (1976) divides this community into three phases. That phase present onsite is
maritime sage scerub. This phase is rich in speecies diversity and includes California
sagebrush (Artemisia californica), white sage (Salvia apiana), California buckwheat (Eri-

ogonum faseiculatum), black sage (Salvia mellifera), lemonadeberry (Rhus integrifolia),

eommon encelia (Encelia californica), toyon (Heteromeles arbutifolia), and laurel sumac
(Rhus laurina). This vegetative cover occupies primarily the ridgetops and north-facing
slopes of the property. On some north-facing slopes and in some of the draws the larger

shrubs such as toyon and lemonadeberry form dense thickets.

Maritime desert scrub is scattered throughout the site occupying primar-
ily the south-facing slopes. This vegetative cover is found predominantly in Baja Cali-
fornia and extends into the United States only in southern San Diego County. The
species composition reflects this southern affinity. It is made up of many of the species
noted above along with goatnut (jojoba) (Simmondsia chinensis), snake eholla (Opuntia

parryi var. serpentina), coastal fishhook cactus (Mammillaria dicica), bladderpod (Iso-

meris aborea), San Diego sunflower (Viguiera laciniata), velvet cactus (Bergerocactus

emoryi}, and water jacket (Lycium andersonii). Cactus species such as coast cholla
(Opuntia prolifera) and prickly pear (Opuntia littoralis, Opuntia oricola), are relatively

common in this ecover also.
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Three additional vegetative communities are present in the study area.
These are southern California grassland, riparian woodland, and vernal pool ephemeral
(Thorne, 1976). Grasslands are scattered throughout the site, and oecur on both the
mesa tops and lower canyon slopes. Some of these grassland habitats have been altered
by past grazing activities and are dominated by nonnative grasses and forbs. Native
grassland habitats do remain within the study area and are characterized by native
bunch grass (Stipa lepida), gum plant (Grindelia robusta), blue-eyed grass (Sisyrinchium
bellum), wild hyaeinth (Dichelostemma pulchella), shooting stars (Dodecatheon cleve-
landii), checkers (Sidaleea malvaeflora ssp. malvaeflora), and snakeroot (Sanicula

arguta).

:

Riparian woodland is not well developed onsite. That which does exist is
possibly a reflection of upstream urban development and a number of particularly rainy
seasons over the past number of years. The riparian habitat is composed predominantly
of elderberry (Sambucus mexicana), and young willows (Salix sp.) and is located in the
lower western reaches of the north leg of Rice Canyon. Most of the major drainages
are filled wth large native shrubs and the naturalized California pepper tree (Schinus
molle) is common in the north leg of the Rice Canyon drainage.

The vernal pool ephmeral plant community occupies seasonal pools which

are located on the mesas of southern California. These pools are slight depressions
often associated with mima mound topography that fill with rainwater which does not
drain off or percolate away due to mesa topography and soil conditions. The pools, dry
during most of the year, exist as highly specialized plant habitat and support a unique
suceession of species distinet from that of the surrounding area (Purer, 1939). Species
which are recorded for a vernal pool in the Rice Canyon Sectional Planning Area
include dwarf woolly heads (Psilocarphus brevissimus), popeorn flower (Plagiobotrzs
acanthocarpus), toad rush (Juncus bufonius), quillwort {Lilaea scilloides), water pygmy-
weed (Crassula aquatiea), and water startwort (Callitriche longipedunculata). Most of

these species could be expected within the few pools on the subjeet property, but the
onsite pools are only marginally developed compared to other pool complexes in the
region and are in many cases disturbed by dumping and off-road vehicles.

Disturbed habitats are present on the property also but these are not
extensive. These areas are adjacent to the many dirt roads which traverse the site and
adjacent to existing development. These areas are covered by mostly weedy introduced

grasses and forbs or broom baecharis (Barecharis sarathroides).
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3.4.1.2 Wildlife

The property is expected to support a representative contingent of w11d-
life commonly associated with low serub habitats in southwestern San Diego County
The large natural character of the site and the presence of water from local urban
areas, dense protective cover, and extensive adjacent open areas all contribute to the
maintenance of a viable wildlife population on the property. A standard assortment of
amphibians, reptiles, birds and mammals are recorded for the area in the documents
noted above. Species expected onsite on a regular basis inelude the following:

Amphibians: Pacifie Treefrog, California Toad, and Pacific Slender Sala-
mander.

Reptiles: Great Basin Fence Lizard, San Diego Horned Lizard, Western
Skink, Orange-throated Whiptail, Coastal Whiptail, California Side-bloteched Lizard, San
Diego Alligator Lizard, California Striped Racer, San Diego Gopher Snake, San Diego
Ring-necked Snake, California Kingsnake, Two-striped Garter Snake, Red Diamond Rat-
tlesnake, and Southern Pacific Rattlesnake.

Birds: American Kestrel, Black-shouldered Kite, Red-tailed Hawk, Log-
gerhead Shrike, California Quail, Mourning Dove, Greater Roadrunner, Anna's Hum-
mingbird, Black-chinned Hummingbird, Rufous Humingbird, Western Kingbird, Ash-
throated Flyeatcher, Serub Jay, Common Raven, Bushtit, Wrentit, House Wren,
Bewick's Wren, Cactus Wren, Mockingbird, California Thrasher, Black-tailed Gnat-
catcher, Western Meadowlark, House Finch, Lesser Goldfinch, Brown Towhee, Rufous-
sided Towhee, White-crowned Sparrow, Sage Sparrow, and House Sparrow.

Mammals: Desert Cottontail, Black-tailed Jackrabbit, California Ground
Squirrel, Botta's Pocket Gopher, Pacific Kangaroo Rat, San Diego Pocket Mouse,
Dusky-footed Woodrat, Deer Mouse, California Vole, Coyote, Gray Fox, Striped Skunk,
Western Spotted Skunk, Long-tailed Weasel, and Bobeat.
3.4.1.3 High Interest Species/Habitats

Plants

No plant species recorded for the property are listed as rare, endangered
or threatened by the U.S. Fish and Wildlife Service (USFWS, 1980) or the California
Department of Fish and Game (CDFG, 1982). One federally listed and state-listed plant
species from the San Diego area is San Diego mesa mint (Pogogyne abramsii). This
species, however, is only found in vernal pools north of Mission Valley., Two additional
state-listed endangered vernal pool plant species, Orcutt grass (Orcuttia ealifornica)
and San Diego coyote-thistle (Eryngium aristulatum var. parishii) have been recorded
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from vernal pools on Otay Mesa to the south as well as Kearny Mesa to the north.
However, both species occur in larger and deeper pools than ocecur onsite. One state-
listed plant species not recorded for the site but for which habitat does exist is San
Diego thornmint {Acanthomintha ilicifolia). This species is found in heavy soils associ-
ated with vernal pools and grassland habitats. It could be expected in the native grass-
land habitats t'hroughout the site.

An additional state-listed endangered plant species known from the gen-

eral region is Otay tarplant {(Hemizonia conjugens). This species is known from along
Proctor Valley Road to the east of El Rancho del Rey (WESTEC Services, 1979) and it
oceurs "at very high frequency on the disturbed areas" in Long Canyon just east of the
subject property (Patterson and Brand, 1978). This late spring annual species has not
been recorded on the property but could potentially be found on the mesas and open

areas onsite.

In addition to the latter three species noted above, the U.S. Fish and
Wildlife Service (USFWS, 1980) has listed close to 70 additional species from San Diego
County as under federal status review. The great majority of these species would not
be expected onsite due to range and habitat preference. The California Native Plant
Society (CNPS, 1980, 1981) lists species they consider rare and endangered. The CNPS
listing is recognized by the California Department of Fish and Game as the state's
"species of concern list" (CNPS, 1980), Al of the taxa under federal status review are
listed by the CNPS. Those species under status review as well as CNPS-listed species
relevant to the project area are discussed below.

Ambrosia pumila

San Diego Ragweed

CNPS rating: 2-3-2-2, rare and endangered (see
Table 3-5 for explanation of rating scheme)

This species occurs at a limited number of locations
(seven) from Bonsall in northern San Diego County
to Laguna Chapala in Baja California. It is most
often found on old floodplain habitats but has also
been recorded away from such habitat in heavy
soils. This species is an herbaceous perennial and is
diffieult to observe cut of season. It is a summer
flowering species. Where it is found the speecies ex~
hibits a certain tenacity and tolerance to distur-
bance, but, unlike the common western ragweed
(Ambrosia psilostachya), it shows no invasive or
weedy tendencies. The species has been recorded at
three locations within Rice Canyon west of the
property (Beauchamp and Montgomery, 1979; Pacif-
ie Southwest Biological Services, 1981). If present
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Table 3-5

Endéngermen_t (E)

1. Not endangered.
- 2. Endangered in a portion of its range.
3. Endangered throughout its range.
Vigor (V)
{ 1. Increasing or stable in number.
2. Declining in number,
3. Approaching extinetion or extirpation.

General Distribution (D)

1. More or less widespread outside California.
2. Rare outside California.
3. Endemie to California.

Source: CNPS (1980).

_. CALIFORNIA NATIVE PLANT SOCIETY
RARITY-ENDANGERMENT-VIGOR-DISTRIBUTION CODE

Rarity (R)
1. Rare,rbut found in sufficient numbers and distributed widely enough that the
DPotential for extinetion or extirpation is low at this time.
2. Occurrence confined to several populations or one extended population.
3. Occurrence limited to one or a few highly restricted populations, or present in

such small numbers that it is seldom reported.

[ S—
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in the project area, it would most likely oceur along
the north leg of the Rice Canyon drainage.

Brodiaea orcuttii

Orecutt's Brodiaea

CNPS rating: 1-2-2-2, rare and endangered

This species is an herbaceous perennial from a corm.
It is found only in northern Baja California and San
Diego County. It is found within and in close associ-
ation with vernal pools and is also present along
streams and about seeps from the coast to the
mountains. This species is common in vernal pools
on Kearny Mesa and Mira Mesa in the San Diego
area but has not been recorded for the El Rancho
del Rey vernal pools {Pacific Southwest Biological
Services, 1979).

Muilla clevelandii

San Diego Golden Star

CNPS rating: 2-2-2-2, rare and endangered

This herbaceous perennial from a corm is found only
on dry mesas and hillsides in southwest San Diego
County and northwestern Baja California. This spe-
cies has been recorded from the Sweetwater area
and Otay Mesa. This species was not observed on-
site but could not potentially exist in the grassland
habitats.

Dudleya variegata

Variegated Dudleya

CNPS rating: 1-2-2-2, rare but not endangered

This species is a small herbaceous perennial from a
corm. It ranges from southwest San Diego County
into northern Baja California. It has been observed
nearby along Proctor Valley Road (WESTEC Ser-
vices, 1979). This species is most readily observed
from May to June. If present in the study area it
would be expected on the mesas and the drier cobbly
south-faeing slopes.

Ferocactus viridescens

Coast Barrel Caetus

CNPS rating: 1-2-2-1, rare in California, common
elsewhere (Baja California)

This species ranges from Oceanside in San Diego
County southward alond the eoastal plain into north-
ern Baja California. This species is scattered
throughout the subject property amongst the low
serub on south-facing slopes. It was well developed
at a few locations in the southern aspeet of the
property (WESTEC Services, 1976). Of interest is
the fact that many of the specimens are much taller
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The following.plant species relevant to the project area are listed by the
California Native Plant Society (CNPS, 1980; 1981) but are not currently under federal

status review.

than the norm for this species with some on the
order of 1.5 to 2 feet in height.

Opuntia parryi var. serpentina
Serpent Cholla, San Diego Cholla

CNPS rating: 2-3-2-2, rare and endangered

This species is found in southwestern San Diego
County and northern Lower California. It is scat-
tered throughout the low serub habitat on south-fac-
ing slopes and is particularly well-developed at the
west end of the ridge which parallels East H Street
on the south.

Ericameria palmeri ssp. palmeri

Palmer's Ericameria

CNPS rating: 2-2-1-1, rare in California, common
elsewhere (Baja California)

This shrub is found from Mission Valley south into
Lower California. It is found in dry canyons and
drainages. It is sparingly present in the upper
reaches of the north leg of Rice Canyon onsite.

Artemisia palmeri

San Diego Sagewort

CNPS rating: 1-1-1-1, rare in California, common
elsewhere (Baja California)

This species ranges from Poway southward along the
coast into northern Baja California. It is found
along drainage courses and on adjacent slopes. This
species was not observed along the drainages onsite,
but has been recorded in Rice Canyon west of the
property (Beauchamp and Montgomery, 1979) and in
Long Canyon to the east (Patterson and Brand,
1978). This species would be expected along the
north leg of Rice Canyon onsite.

Selaginella einerascens

Pygmy Spike-moss

CNPS rating: 1-2-1-1, rare in California, common
elsewhere (Baja California)

This prostrate species forms an ashen carpet under-
neath chaparral on mesa tops and on arid south-fac-
ing slopes. It ranges from about Lake Hodges in
northern San Diego County south along the coastal
plain into adjacent Baja California. It is present
throughout the site especially where the vegetation
is sparse on slopes and mesas.
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Adolphia ealifornies

California Adolphia

CNPS rating: 1-2-1-1, rare in California, common
elsewhere (Baja California)

Low spiny shrub is naturally found in washes and in
heavy soils in southwest San Diego County and
northern Baja California. It has not been recorded
onsite but was observed in Long Canyon to the east
(Patterson and Brand, 1978).

Viguiera laciniata

San Diego Sunflower

CNPS rating: 1-2-1-1, rare in California, common
elsewhere {Baja California)

Small shrub found primarily on arid south-facing
slopes throughout the site. Species ranges from
Mission Valley south into northern Baja California
and eastward to Potrero.

Bergerocactus emoryi

Golden-spined Cereus

CNPS rating: 2-2-2-1, rare in California, common
elsewhere (Baja California)

This species is found at only a few loeations in San
Diego County such as at the University of California
at San Diego, Point Loma, Boundary Monument and
the project site. It is found more extensively in
Lower California and on Santa Catalina and San
Clemente Islands. It is found at two loeations on-
site; at the west end of the ridges on the south of
the north leg of Rice Canyon and south of East
H Street.

Cordylanthus orcuttianus

Orecutt's Bird's Beak

CNPS rating: 3-3-1-1, rare in California, common
elsewhere (Baja California)

This species is an annual and is found primarily in
northwestern Baja California. It is found at only a
few locations in the United States. It is present at
two loecations onsite in disturbed areas along an
SDG&E easement north of the north leg of Rice
Canyon.

An additional plant species is of interest locally and was considered but
not listed by the CNPS (1980; 1981). This species is discussed below:

Fritillaria biflora

Chocolate-lily, Mission Bells

This herbaceous perennial from a bulb is found from
Mendocino County southward to northwestern Baja
California. This species is found in heavy soils of
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grassland habitats. This species is of interest local-
ly due to the reduetion of habitat. Onsite it could
be expected in the grassland habitats in the north
leg of Riee Canyon and in the canyon in the north-
western corner of the site.

A number of additional sensitive plant species have been recorded from
the general area or are associated with the maritime desert serub vegetation of
extreme southwesterly San Diego County. These species include Cleveland or fragrant
sage (Salvia clevelandii), San Diego bur-sage {Ambrosia chenopodiifolia), and eliff
spurge (Euphorbia misera). None of these species are known from the subject property
although Cleveland sage is found in the vieinity. San Diego bur-sage and cliff spurge
are found further south (Otay Mesa) and closer to the coast, respectively.

Animals

No federal or state-listed animal species were observed or are expected
on the subject property (USFWS, 1979; CDFG, 1980).

A number of animal species are considering declining, sensitive or of loeal
concern. These species are not presently officially listed by wildlife agencies, but if
they continue to decline they will become candidates for official status review and

listing consideration. They are discussed below by species group.

Birds - Three listings of birds are usually referred to when evaluating
species effects in the San Diego area: Everett (1979) compiled a list of threatened,
declining and sensitive bird species in San Diego County, Remsen (1979) lists statewide
breeding species of special concern, Tate and Tate (1982) compiled the most recent
national Audubon Blue List which also includes a listing of species with special concerns
and local problems species. Bird species which are listed by these authors and are
pertinent to the study area are listed in Table 3-6. Some additional species pertinent to
the project area should also be noted. Black-shouldered Kites sre expected to forage
over the site. This species is a fully protected species by the CDFG (1983). A couple of
decades ago the species was in trouble, but it has recovered and is doing well in the San
Diego region.

Mammals - One mammal species of interest is the bobeat (Felis rufus).
The bobeat is of interest due to recent inereased trapping pressures on the species
because of escalation in value of the fur. The species was not observed onsite, but it
has a moderate probability of occurrence. Urbanization is gradually eliminating this
species from along the coastal plain, but given the size of the project site, it may still

remain in small numbers in the area.
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Species

Table 3-8

DECLINING BIRD SPECIES OBSERVED OR EXPECTED TO UTILIZE THE

Everett (1379)}

EL RANCHO DEL REY PROJECT SITE

Tate and

Remsen (1979)%  Tate (1979)°

Comments

Turkey Vulture
Cathartes aurs

[{ Cooper's Hawk
Accipiter cooperii

Cactus Wren

Carmplylorhyehrus

brunneicapillus

Black-tailed
Gnatchatecher
Polioptila
melanura
californica

Grasshopper
Sparrow
|Ammodramus
savannarum

LEGEND

Sensitive:

1. Everett (1979)

Threatened: Species has undergone dramatie non-cyeclical, long-term pepulation declines, situation eritical.
Declining: Local breeding populations have been steadily reduced, some extit pated.

Declines not decumented but of extremely
impending destruction of critical habitat,

2.  Remsen {1978}

Highest Priority: Species faces immediate extirpation.
Second Priority: Species definitely on decline throughout large part of range but danger not immediate.
Third Priority: By virtue of their small populations they are potentially vulnerable.

Locel Problem Species:

Deelining

Peclining

Declining

Declining

Sensitive

i Tate and Tate (1982)

Blue-Listed: Shows clear, recent signs of population decline in 21] or a major portion of its range.
Of Special Concern: Species recovering from a past decline of transition status.
Species which are locally deeclining but averall population decline is not documented and

— Of Special
Caoneern

Second Priority Of Special
Coneern

_Second Priority Of Special
Coneern

— Blue-listed

species does not oceupy large contiguous area.

May have been extirpated as a breeding
species in County. Expected to forage
onsite.

Sensitive to reduetion of riparian wood-
land and chapparal-oak woodland habi-
tats. Has been observed onsite. Not
expected to nest but may forage over
property. .
Declining in the county due to the re-
duction of specific nesting habitat. Re-
quires ecactus thickets for nesting.
Coastal population is considered a
unique subspecies and is one of the
most threatened of all loecal species
(Rea, 1981). Species has been observed
onsite (WESTEC Services, 18767 Pacif-
ic Southwest Biolagieal Serviees, 1981)
and on properties to the west and east
{Beauchamp and Montgomery, 1979;
Patterson and Brand, 1978)., Nesting
habitat exists for this speeies in all of
the canyons onsite,

Species breeds in coastal sape scrub
habitat, (Atwood, 1980). Susceptible to
cowbird parasitism. Low scrub habitat
throughtout property represents poten-
tial habitat for this species. Has been
reported as common ongite (Pacific
Southwest Biological Services, 1981).

Requires open grassland with sparse
shrubs for nesting and foraging. Has
been reported to the east of the prop-
erty. Potential habitat exists in the
larger grasslands onsite.

localized or limited distribution, sensitive to disturbance, or

e
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Amphibians and Reptiles ~ No sensitive amphibian species are expected on ‘_
the subject property (Scheidt, 1980). MeGurty (1980) recently compiled a list of endan-
gered and threatened reptiles in San Diego County. He defines an endangered species
as one whose population and habitat have been reduced to the extent that the species

cannot reproduee at a normal rate throughout the majority of its range. He defines a
threatened reptile as one which has experienced a significant population and habitat
reduction but still reproduces normally where it oceurs. Of the eight species McGurty
discusses, three are likely inhabitants of the property. They are discussed below:

San Diego Coast Horned Lizard

Phrynosoma coronatum blainvillei

This species is considered locally endangered. An

estimated one-half of its historical range has been .
eliminated. This species has a high probability of

occurrence in the more open habitats onsite.

Orange-throated Whiptail

Cnemidophorus hyperythrus beldingi

This species is considered threatened locally. This
species occupies a variety of habitats but seems to
prefer wash bottoms, flat sparsely vegetated mesas
and associated hillsides. An estimated 65 to 75 per-
cent of the historieal distribution of this species has
been lost. It is locally abundant and was commonly
observed in the canyon followed by East H Street
(Pacific Southwest Biological Services, 1981). The
species could also occur along the mesa tops and
throughout sparse low serub vegetation onsite.

Two-striped Garter Snake

Thamnophis couchi hammondi

This species is considered threatened in the County.
It is widespread but is confined to moist conditions.
It is usually found along stream courses or in assoei-
ation with permanent or vernal ponds. It is a prob-
able inhabitant of the north leg of the Rice Canyon
drainage.

Habitats

Sensitive habitats within the study area include grasslands, floodplains,
coastal sage serub (maritime and desert serub) habitat and vernal pools.

Grassland - Grasslands are a declining vegetative and wildlife habitat
within the San Diego regben. This is especially true for native grasslands. Native
grasslands onsite posess the potential to support the aforementioned high interest plant
species Acanthomintha ilicifolia, Muilla clevelandii and Fritillaria biflora as well as the
declining Grasshopper Sparrow. Grassland habitats would be exXpected to support
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healthy populations of prey species which larger predators that seek cover in adjacent
habitats depend upon. Grassland habitats situated within a mosaie of coastal sage serub
habitats such as is the case onsite would be expected to increase the species diversity
and carrying capacity of the adjoining habitats. Open grassland habitat attracts raptors
to the area and can be important in maintaining loeal raptor populations.

Floodglai@ - Natural floodpains and drainages are rapidly being developed
or channelized. This habitat onsite contains the sensitive plant species Ericameria
palmeri ssp. palmeri and is potential habitat for the declining plant species Artemisia
palmeri and Ambrosia pumila. This habitat possesses more structural diversity than the
surrounding low serub with the development of arboreal shrubs and a limited riparian
woodland. The structural diversity and the presence of water makes this an important

usable wildlife habitat and an effective wildlife corridor.

Coastal Sage Serub (Maritime Desert Scrub) - Low serub habitat is still
fairly common in San Diego County but is rapidly declining along the eoastal plain. It
has been suggested that on the order of 70 percent of this habitat within the County has
been lost or modified by man (Oberbauer, 1979). The extent of maritime desert serub is

naturally limited to the southwestern corner of the County and remains only in the
project area, and on limited areas of Rancho Otay, western Otay Mesa, and a couple of
isolated points along the coast. With the advent of the Second Border Crossing and
increasing growth in the local area, this habitat is substantially threatened. Declining
species associated elosely with and dependent on coastal low serub habitat inelude the
Cactus Wren and Black-tailed Gnateatcher,

Vernal Pools - This specialized habitat is rapidly disappearing from the
San Diego area. Less than 10 percent is estimated to remain in the region (Beauchamp,
1979). The pools in the study area were previously reviewed from a regional perspec-
tive by a technical subcommittee which presented their results to the City of San Diego
for incorporation into its Vernal Pool Preservation Program (Balko, 1979). The pools in
the project area were considered of low preservation priority due to the small number
of pools and lack of rare or endangered species assoeiated with the pools.

Resource Conservation Area

The County of San Diego has identified Resource Conservation Areas
(RCAs) throughout the County. These overlay zones are meant to draw attention of
planners and decisionmakers to the presence of unique resources. The subject property
is covered by a number of areas delineated as RCAs in the Sweetwater Community

Plan. These areas identify habitat for Ferocactus viridescens, Opuntia parryi var. ser-

pentina, coastal sage serub, and high quality wildlife habitat.
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3.4.2 Impacts

Given the unique character of the low serub vegetation (Maritime Desert
Serub) in the area, the rapidly declining status of this habitat along the coastal plain of
San Diego County, and the use of this habitat by a number of declining plant and animal
species, the implementation of both the proposed and the adopted Plans would cause
signifieant biological effects. The following discussion reviews the pereeived biological
impacts associated with both the adopted and proposed Specific Plans. The review
compares both Plans' effects on observed and expected high interest plant and animal
species and speecialized or unique habitats, as well as the natural open space design of
the Plans. The difference between the two plans regarding natural open space is due
primarily to the retention of the north leg of Rice Canyon and the majority of the
canyon in the northwestern corner of the site in the adopted Plan, while the proposed
Plan potentially retains more natural open space in the eenter and south legs of Rice
Canyon. While both Plans would adversely affect the resources of the project area, the
spa.tial difference or location of natural habitats retained by these two Plans is consid-
ered significant with the adopted Plan being preferred biologically.

A comparison between the proposed and adopted Specifie Plans on the dispo-
sition of the observed high interest plant and animal species and specialized habitats as
discussed in the preceding section follows:

. Snake Cholla (Opuntia parryi var. serpentina) - Both plans would sub-
stantially reduce the distribution and abundance of this species on the property. The
adopted Plan would, however, preserve a well-developed stand at the westernmost end
of the ridge south of the north leg of Rice Canyon and would preserve more habitat for
this species in the northwestern corner of the site and elsewhere onsite.

[ San Diego Barrel Cactus (Ferocactus viridescens) - This species is
particularly difficult to preserve due to its usual oecurrence high on south-facing
slopes. Both Plans eliminate the majority of onsite habitat for this species. Both Plans

preserve this species in part in two previously identified Key areas (WESTEC Services,
1978a). These areas are in the most southwesterly corner of the property above Tele-
graph Canyon Road and at the west end of the ridge south of East H Street.

. Velvet Cactus (Bergerocactus emoryi) - This species would be pre-
served by both Plans on the slope southeast of the intersection of East H Street and
Paseo del Rey. The stand observed by Chambers Consultants and Planners (1982) at the
west end of the ridge south of the north leg of Rice Canyon would be eliminated by both

Plans.
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® Mesa Clubmoss (Selaginella cinerascens) - This species would be
adversely affected by both Plans since it oecurs principally on mesa tops or high on
south-facing slopes. More potential habitat for this species would be retained, however,
by the adopted Plan.

. San Diego Sunflower (Viguiera laciniata) - This species would be
adversely affected by both Plans, but the adopted Plan would retain more available

habitat for the species.

[ Oreutt's Bird's Beak (Cordylanthus orcut_tianus) - This species would
be lost by both Plans although more potential habitat would remain in the adopted Plan.
° Palmer's Ericameria (Eicameria palmeri ssp. palmeri) - This species

would be retained in the canyon bottom of the north leg of Rice Canyon just west of the
powerline easement. The alteration of the north leg of Rice Canyon by the proposed
Plan would eliminate habitat for this species which would be retained by the adopted
Plan.

[ Orange-throated Whiptail (Cnemidophorus hyperythrus beldingi) - The
adopted Plan, in retaining the north leg of Riece Canyon, would maintain substantially

more habitat for this declining species.
® Black-tailed Gnateatcher (Polioptila melanura ecalifornica) - Both
Plans substantially reduce available local habitat for this species, but the adopted Plan,
in retaining more acres within the project area, has less potential effect on the species.
] Cactus Wren (Campylorhynehus brunneicapillus) - Both of the Plans

would adversely affect this species but the proposed Plan would potentially have less
effect by retaining both more nesting habitat as well as foraging and buffering habitat.
* Vernal Pools - This habitat would be lost by the development of the
mesa tops on the site by both Plans.
] Native Grasslands - The adopted Plan would retain a substantially
greater extent of this habitat by maintaining the north leg of Riece Canyon and the
canyon in the northwest ecorner of the property in their natural state.

A comparison between the proposed and adopted Specific Plans on the depo-
sition of unrecorded but expected high interest species by habitat follows:

° North Leg of Riee Canyon Drainage/Floodplain - The adopted Plan
would retain the north leg of Rice Canyon and potential habitat for San Diego Ragweed
(Ambrosia pumila) and two-striped Garter Snake (Thamnophis eouchi hammondi), while

the proposed Plan would not.




° Native Grassland - The adopted Plan, in retaining grassland habitat in
the north leg of Rice Canyon and in the northwest corner of the site, will preserve
potential habitat for the following species: San Diego Golden Star (Muilla clevelandiij;
Chocolate-lily (Fritillaria biflora); and Grasshopper Sparrow (Ammodramus savann-

arum). The proposed Plan would eliminate the majority of this habitat onsite.

] Open Low Scrub Habitat- Both the proposed and adopted Plans
would equally affect habitat for Variegated Dudleya (Dudleya variegata) onsite. The
adopted Plan would preserve substantially more habitat for the San Diego Horned Liz-

ard (Phrynosoma coronatum blainvillei) onsite.

The adopted and proposed Plans ean be compared with regard to biological
design also. Such a comparison deals with the concept of open space continuity within
the property and with adjacent projeets, the maintenance of wildlife corridors, and the
overali size of the open space habitats retained. The configuration and size of an open
Space system along with the diversity of cover types retained all combine to determine
the species diversity and abundances and the long-term viability of the system. The
design of the open space system will also determine its manageability. Such open space
habitats as are proposed within El Rancho del Rey are ultimately urban preserves and
must absorb both a certain degree of human impact and an alteration in the occurrences
of natural disturbances such as fire and flooding. The open space system design should
be scrutinized also to determine if the important biological issues identified for the
specific project area have been adequately addressed. An evaluation of the biological
design of the open space network follows.

The proposed Specific Plan is considered more impactive and less desirable
biologically than the adopted Plan for the following reasons:

° It retains less natural open space than the adopted Plan. Preliminary
grading studies indieated the possibility of substantially more open space (upwards of
30 percent) retained by the adopted Plan versus the proposed Specific Plan with larger
contiguous areas of open space. The preservation of the whole ecosystem with a full
complement of indigenous species and genetic diversity would be the ideal end result of
the planning process (Noss, 1983). While it is generally not possible to achieve the ideal
biologieal situation due to sociceconomie factors, it is normally assumed that the larger
the preserve the more viable the system. The diversity of habitats within the north leg
of Rice Canyon, however subtle, is integral to the preservation concept. Size with
accompanying diversity contributes to preserve viability in a number of ways. Larger

preserves can more effectively accommodate species which habitually move among
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different habitats and whose life history strategy includes a size or habitat diversity
component. Natural systems do seem to have a minimum ecritical size (Lovejoy and
Oren, 1981; Nilsson, 1978). The preservation of larger contiguous natural areas
attempts to keep the system above the threshold required for colonization or persis-
tence of populations of area-dependent species {Noss, 1983). Chambers Consultants and
Planners (1983) reported that much of the bottom of Rice Canyon had apparently been
mechaniecally treated for brush removal. Our observations indicate that only the west-
ern one-third of the bottom of Rice Canyon north of the existing drainage currently
supports weedy disturbance-related vegetation. The areal extent of this disturbed area
is very limited in relation to the other habitats within the north leg of Rice Canyon.
While fire, grazing pressures, and mechnical brush removal have probably affected the
project area including the north leg of Rice Canyon, the north leg remains predomi-
nantly natural and the past disturbances have not significantly lessened its biological
attributes.

° It retains less open space in the northwestern corner of the property
where dense eactus thickets are present and grassland habitat lines the canyon bottom.
This area connects with dedicated open space to the west and the larger this open space
zone the more likely it can continue to support such species as the Black-tailed Gnat-
catcher and the Cactus Wren.

. The adopted Plan retains more natural habitat in the nerth of the
property where a connecting road intersects with Otay Lakes Road. Some native grass-
lands in this area are eliminated by the proposed Plan and the dpen space is less eontig-
uous.

) The proposed Plan retains muech less of the ecritical south-facing
slopes of the north leg of Rice Canyon. Less of the cholla thickets required by the
Cactus Wren are retained and the continuity of natural vegetation is broken up. Frag-
mented habitats may gradually lose area-sensitive species (Faaborg, 1980; Noss, 1981;
Samson, 1980; Samson and Knopf, 1982). Since detailed size requirements for most
common and sensitive species are not known, the conservative approach is recom-
mended in designing the natural areas onsite.

* The adopted Plan retains the north leg of the Rice Canyon drainage
and thereby retains the canyon as a major wildlife area while retaining habitat for a
number of declining plant species as well as some grasslands. The north leg of the Rice
Canyon drainage corridor is integral to the maintenance of diversity in the natural open
Space and allows dispersal of terrestrial and aquatic organisms. The accommodation of
wildlife movement is important, especially in an area subjeet to urban pressures and

perturbations (i.e., fire).
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. The adopted Plan only crosses the north leg of Rice Canyon at its
eastern end. The loop road in the proposed Plan crosses it in two loeations in addition
to altering it substantially. The additional erossings break up the natural open space
more and create natural wildlife hazards. Roads may present at least partial barriers
to small mammal movement (Oxley et al., 1974; Schreiber and Graves, 1977) and could
disrupt normal dispersal patterns and population dynamies (Noss, 1983).

. The proposed Plan substantially breaks the natural open space corri-
dor along Telegraph Canyon Road by grading west of Paseo Ranchero.

The proposed Plan is considered less responsive to the concepts of ecosys-
tem preservation than the existing plan. The most prudent approach to long-term
conservation of the unique low scrub habitat of the project area and its component
species is to proteet as much contiguous critical natural habitat as possible and to
"insulate" species (Noss, 1983) with high extinction probabilities. The insulation of
species involves large preserve size, management of human impacts, and protection of
habitat continuity. The proposed Plan would potentially retain more natural open space
in the central and southern legs of Rice Canyon. It is felt that while this is positive
biologically, it would not have the long-term potential to preserve the local ecosystem
that a more complete retention of the north leg of Rice Canyon would have. The
adopted Plan allows more opportunity to effectively protect the loeal system. The
significant biological effect of development of El Rancho del Rey by the proposed Plan
is essentially cumulative. It is a combination of the loss of a variety of declining
regional habitats and species. The long-term viability of the open space system in the
proposed Plan is considered substantially less than the adopted Plan. Methods to miti-
gate effects and overcome perceived deficiencies in the Plan are reviewed in the fol-
lowing subsection.

3.4.3 Mitigation

The proposed plan would revegetate man-made slopes adjacent to natural
areas with native vegetation, reestablish canyon bottom biota in the north leg of Rice
Canyon, modify natural slopes through brush removal and transplantings of indigenous
cacti, and create a cacti refuge on the south-facing slope of the canyon south of East
H Street (Chambers Consultants and Planners, 1983). These mitigation elements are
reviewed below:

. Revegetation of man-made slopes - This element would seem to be
an integral part of the adopted Plan. It is a common practice to recommend native
revegetation on slopes which integrate with natural areas.

() Reestablish canyon biota in the north leg of Rice Canyon - This ele-

ment involves reestablishing canyon bottom woodland and riparian habitat about a
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natural rock-lined drainage channel adjacent to the south slope of Rice Canyon. This is
proposed to be conducted on a step by step basis. It is diffieult to effectively evaluate
this element without details of the natural rocky channel. While this is more positive
biologically than piping the drainage, it does not mitigate the loss of the natural
drainage within the natural ecanyon situation. The proposed Plan could replace the
drainage but, given the proposed alteration and uses of the canyon floor, the wildlife
use of the drainage habitat would be expected to be substantially less than it would be
under the adopted Plan. Riparian vegetation would be expected to increase naturally as
runoff increases due to the buildout of the adjacent areas although possibly not to the
extent envisioned in the reestablishment plan.

° Modify natural slopes through brush removal and transplantings of
indigenous cacti and;

e Create a cacti refuge on the south-facing slope of the canyon south
of East H Street - The coneept of creating cactus preserves and thinning native vegeta-
tion to encourage expansion of cactus areas are interesting forms of mitigation. How-
ever, the proposed cactus program is impactive by further altering the remaining natu-
ral areas which are already both limited and fragmented in the proposed Plan. The
number of Cactus Wrens retained in the area could potentially be limited more by the
lack of open space than by nesting habitat. It is felt that because the proposed cacti
mitigation program is experimental in nature it should not involve all of the south-
facing slopes in the three central eanyons of the property. However, it is expected that
cacti can be transplanted with a fair degree of success and this mitigation element
could partially mitigate losses of sensitive eacti species onsite. Caectus thickets would
appear to remain within the adopted Plan within the north leg of Rice Canyon and the
canyon in the northwest corner of the planning area. It would also seem that this
mitigation program could more appropriately be instituted during the review of specifie
projects within the planning area. If a specific project would eliminate a stand of
cactus, then it could, if appropriate, be transplanted as mitigation into the nearest
natural area.

The mitigation program for the proposed Plan only partially mitigates the
significant effects of development of the project area. The problem lies in the ade-
quacy of the baseline system. The adopted Plan, in preserving substantially more natu-
ral open space in the north leg of Rice Canyon establishes a baseline system more

capable of preserving the local ecosystem and thereby mitigating the effects of the -

Plan. The preservation of the local ecosystem is warranted based on the inelusive
unique species and habitats present onsite. The proposed Plan in not preserving an

adequate baseline system cannot mitigate to insignificance the cumulative effects of
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urbanization of the project area. While the proposed Plan focuses on reestablishing
indigenous eacti, it misses the opportunity to preserve a regionally declining ecosystem..
In so doing, it preserves pieces of habitat albeit substantial which when added up do not
have the potential biological value of the open space of the adopted Plan. It is felt the
significant biological impacts of the proposed Specifie Plan ean be fully mitigated only
through design alternatives.
3.4.4 Analysis of Significance

The proposed Plan significantly reduces the natural habitats of El Rancho

del Rey and retains substantially less sensitive habitats and species than the adopted
Specifie Plan. The significant difference in the Plans is the alteration of the north leg
of Rice Canyon and the canyon in the northwestern corner of the property by the
proposed Plan. The subject property is one of the most sensitive terrestrial habitats in
southwestern San Diego County and should be protected accordingly. The project area
is. on_é of the few large bloeks of native serub habitat remaining in southwestern San
Diego County capable of supporting the variety of declining habitat types and specific
declining plant and animal species known from the local area. The proposed Specific
Plan Amendment would result in significant biological impacts which eannot be miti-
gated to insignificance.

3.5 CULTURAL RESOURCES

3.5.1 Existing Conditions

Over the years numerous archaeological investigations have been conducted
in the vieinity of the proposed El Rancho del Rey project, locating over 20 archaeologi-
cal sites. The San Diego State University records show one archaeological site, SDi-
960/961 (originally recorded as two sites), within the project boundaries. An intensive
archaeological survey of the El Rancho del Rey project site was completed in August
1983 by WESTEC Servieces. The current archaeological survey of the subject property
revealed five previously unrecorded sites within the boundaries of the project: W-3430,
W-3431, W-3432, W-3433, and W-3434.

SDi-960/961

Site SDi-860/961 is situated upon a marine terrace in the southeastern ecor-
ner of the subjeet property and contains crudely manufactured core tools fashioned
from quartzite cobbles exposed in low lying areas between mima mounds and in roads.
Dr. Bernard Reeves, University of Calgary, British Colombia, collected artifacts from
this site and has used them to postulate a long, pre-San Dieguito occupation for south-
ern California. Considerable discussion has arisen over these findings, with major eriti-

cism leveled at the speculated antiquity of the artifacts. Others suggest the quartzite
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cobble implements are not tools, but oceur naturally due to thermal fracturing caused
by periodie brush fires. An examination of the artifacts by Mr. Cerrutti, Mr. Richard
Carrico, and the author found no cause for doubt that the majority of the quartzite
cobble specimens at SDi-260/961 were manufactured by humans. The actual age of the
site is, at the present time, unknown. More refined means for placing this site in a
temporal framework, other than by development of type collections through analytieal
eomparisons, is necessary.

W-3430

Site W-3430 is located approximately 100 m north of SDi-960/961 and
extends east-west across a ridge on the eastern edge of the property. This site con-
tained a wide variety of stone tools including core tools, serapers, a mano, metate, and
flakes. An apparent subsurface component may exist at W-3430. Artifacts were
revealed below the surface in an area on the site that had been dug out by individuals
freeing a vehicle caught in the mud. Artifacts collected from this site by Richard
Cerrutti are presently on display at the Chula Vista Publie Library.

W-3431

W-3431 is a small site located atop a ridge just south and west of Bonita
Junior High Sehool. A small number of flakes and a core were noted in this location.
Currently, off-road vehicle activity focused in this ares is seriously impacting the site.

W-3432

W-3432 is situated upon the same ridge system as W-3431, but lies at least
2 km to the west, and overlooks the north leg of Rice Canyon to the south. This site
eontains a mano fragment, shellfish, and flakes. Artifacts are currently exposed in dirt
roads that cross the ridge. Dense vegetation prevented complete examination of the
ground surface and the exact dimensions of the site are unknown. As with W-3430, an
intact subsurface deposit may be present at W-3432.

W-3433

Site W-3433 is situated on a ridge south of, and across the north leg of Rice
Canyon from, W-3432. Flakes, debitage, and shelifish remains were noted along the
ridge, particularly on and adjacent to the dirt road that crosses the ridge.

W-3434

The final site recorded within the subject property is located upon a ridge
due south, and approximately 500 m from W-3433. Like W-3433, site W-3434 consists
of flakes, debitage and shellfish remains; the majority exposed in dirt roads that cross

the ridge east and west.
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Cultural Resource Interpretation

Cultural resources recorded within the current study differ in location, size,
age, and cultural ecomponents. Sites W-3431, W-3433, and W-3434 appear to be small
seasonal encampments of short-term occupation. As evidenced by the presence of
intact subsurface deposits, sites W-3430 and W-3432 probably represent larger seasonal
encampments of long-term occupation. The actual periods of occupation represented at
each of the above five sites is unknown. SDi-960/961 is an extensive site of undeter-

mined age. It has been suggested by several researchers that the site contains an
artifact assemblage predating San Dieguito peoples, ecireca 10,000 years before present.
Quarrying and tool manufacturing appears to be the major cultural activity focused at

this location.

3.5.2 Impacts
The archaeological sites identified on the El Rancho del Rey property are

located on ridgetop areas. Development of the project site under either the proposed or
adopted Specifie Plan would require extensive grading of these ridgetops, which would
impaect the identified resources. Impacts could also result if grading of access roads,
equipment staging areas or similar activities oecurred on or near site locations prior to
major grading activities.

Under recently adopted CEQA Guidelines (Public Resources Code Section
21083.2, Appendix K) only sites demonstrated to be "important archaeological
resources” are to be considered for impaet and mitigation analysis. Archaeological
resources that are significant and important to the scientific or archaeological commu-
nity are not necessarily considered to be unique, significant or worthy of study within
the environmental review process. Because no subsurface testing was undertaken as
part of this survey effort, the significance of each of the sites cannot be fully evalu-
ated. However, the loss of these onsite resources as a result of grading activities
necessary to implement the Specifiec Plan would be a potentially significant impact.
3.5.3 Mitigation

In order to avoid potentially significant impacts to onsite archaeological
resources resulting from project development, a testing program is recommended to
assess each site's potential significance with respect to specifie criteria established
under Section 21083.2. The techniques recommended below are designed to evaluate
the significance of each site recorded within the El Rancho del Rey property. This
testing should be implemented prior to any ground surface modifications within the

subject property.
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SDi-960/961

The prineiple question to be addressed at SDi-960/961 is the antiquity of the
deposits. The artifacts are imbedded in cobble horizons exposed in low lying areas
(often vernal pools) between "mima" mounds, and in roads and trails where the underly-
ing cobble strata has been exposed. Researchers claiming great antiquity for these
artifaets point to the faet that they are embedded in the cobble horizon, and are
therefore contemporaneous. To address this issue, and to clarify the age of these
artifacts, the following program is recommended. A number of "mima" mounds should
be removed using a backhoe, and excavated to the level of the eobble horizon. The
number of sample mounds to be investigated should be determined at random. Once
exposed by machine, final clearing of the soil above the cobble horizon should be
accomplished by hand, ensuring in situ providence of underlying cobbles and, presum-
ably, artifacts. These procedures would determine if the artifacts are located below
and therefore are older than the mounds. Should the opposite be true; that is, if the
artifacts are not located below the mounds, then the artifacts are younger than the
mounds and the eobble horizon, and thus are of less antiquity. Considerable work has
already been completed on "mima™ mounds and vernal pools, and could serve as a com-
parative data base for this investigation. The proposed investigations may well answer
the more important questions of antiquity for the quartzite cobble tool tradition in San
Diego County, and their place in prehistory.

W-3430 and W--3432

Sites W-3430 and W-3432 appear to represent seasonal encampments with

prolonged settlement and varied cultural activities. Each appears to contain intact
subsurface strata. To better understand these sites, it is recommended that each be
mapped and surface collected. The excavation of at least one I m by 1 m test unit at
each site is necessary to assess subsurface deposits evident at each site. Upon comple-
tion of this field work, specific recommendations for mitigation of impaets can be
developed if the sites prove to be significant.

W-3431, W-3433 and W-3434

The potential significance of sites W-3431, W-3433, and W-3434 is predi-
cated upon the presence of intact subsurface deposits. Therefore, in addition to surface

mapping, and collection, excavation of a posthole series at each of these sites is recom~
mended to determine the presence of subsurface components, and thus clarify questions
of significance. Should these postholes prove negative, no further consideration would

need to be given to the sites.
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Additional mitigation reecommendations are predicated on the results of the
testing programs. Should sites be found to be significant it is recommended that the
sites be avoided in the manner preseribed in Section 21083.2, Appendix K:

A, In-situ preservation of a site is the pre-
ferred manner of avoiding damage to archaeological
resources. Preserving the site is more important
than preserving the artifacts alone because the rela-
tionship of the artifacts to each other in the site
provides valuable information that can be lost when
the artifacts are removed. Further, preserving the
site keeps it available for more sophisticated future
research methods. Preservation may also avoid con-
fliet with religious or cultural values of groups asso-
ciated with the site.

B. Avoiding damage may be accomplished by
many approaches including:
1. Planning construction to miss
archaeological sites;
‘ 2. Planning parks, greenspace, or other
open space to incorporate archaeological sites;
3. "Capping" or covering archaeologi-

cal sites with a layer of soil before building tennis
courts, parking lots, or similar faecilities. Capping
may be used where:

a. The soils to be covered will
not suffer serious compaction;

b. The covering materials are
not chemieally active.

c. The site is one in which the
natural processes of deterioration have been effec-
tively arrested; and

d. The site has been recorded.

4, Deeding archaeological sites into
permanent conservation easements.

Should the above procedures for preservation not be feasible, an extensive,
site-specific Data Recovery Program should be implemented in accordance with Public
Resources Code Section 21083.2, Appendix K.

3.5.4 Analysis of Significance
Development of the project site according to proposed Specifie Plan Amend-

ment would not result in any greater potential for impacts to archaeological resources
within the project boundaries than the existing Specific Plan, and approval of the pro-
posed Specific Plan would not itself impact the onsite resources. However, implemen-
tation of the Specific Plan would result in potentially significant adverse impacts to six
archaeological sites, and mitigation would be necessary as part of subsequent projeet
approlvals and prior to grading of the property. If the testing program is eompleted and
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any required mitigation recommendations are implemented, the potential impacts can
be mitigated to insignificance.
3.6 PALEONTOLOGICAL RESOQURCES

The following analysis is based on a paleontological resources study conducted
by Thomas A. Demere, Paleontologist, in September of 1983. The report is on file with
the City of Chula Vista, Planning Department.

3.6.1 Existing Conditions

The distribution of fossils in an area is directly tied to the distribution of
the geological rock units within which they are preserved. The project site is underlain
by a series of bedrock units or formations including, from oldest to youngest, the middle
Eocene (40-45 million years old) Mission Valley Formation, the middle Miocene Sweet-
water Formation, the upper Miocene (14 million years old) Rosarito Beach Formation,
the upper Pliocene (2-3 million years old) San Diego Formation and the lower Pleisto-
cene (1.0-1.5 million years old) Lindavista Formation. The distribution of these forma-

tions within the study area is summarized in Figure 3-5.

Of the four geologic formations within the study area, only the upper Plio-
cene Ban Diego Formation is considered to contain signifieant paleontological
resources. Although there is poor surface preservation of fossil material, it is still
possible to recognize the rich fossiliferous nature of the San Diego Formation within
the study area. This recognition is based in part upon earlier observations and collee-
tion of well-preserved vertebrate and invertebrate fossils during grading for the East
H Street extension, the El Rancho Del Rey, Unit 6B development and the Hidden Vista
Village (Terra Nova) development. These resources include important fossil remains of
fish, shark, sea bird, walrus, fur seal, sea cow, dolphin and baleen whale. The fossil
record for these animals, especially the marine mammals, is rather incomplete primar-
ily due to the small number of specimens in museum collections. The recent salvage
projeets mentioned above have done much to increase the number of available speci-
mens and provide an idea of the variety and richness of the prehistoric marine life of
2 to 3 million years ago. Based on preliminary study of these specimens by paleontol-
ogists both in San Diego and across the nation it is becoming obvious that the San Diego
Formation contains the largest and most varied assemblage of Late Plioecene marine
vertebrates in North America. Further collection and study of these fossils will add
considerably to our understanding of the evolution of marine vertebrates. Additional
indications of the extensive paleontological resources in the area are based upon: the
discovery of fossil material as far east as Otay Lakes Road; the discovery of isolated

3-50

=



s

N

3.

A
,//\ ol
_/%
_
—.

.
S
»

ARY I Atk e

X :r/,. v s ¥4
ehtﬂ.ma,y WA
A v ALY
s e &
Eai w

\ oy v
R .GM§, \\“_\wn\ i

N

—

L

v

e

N =

v

2000

LEGEND

ton

ista Format

-
1]
°
£
|

Kuper,. 1977

Woodward-Clyde Consultants, 1378

r

Kennedy and Tan , 1977;

Souree

FIGURE

3-5

Site

ject

the Proj

thin

ions wi

bution of Geologic Formati

istri

D

o=

[



fossiliferous localities along all the major ridges; and reports of vertebrate and inverte-
brate fossils being unearthed during grading activities in the early 1970s from sites
adjacent to Telegraph Canyon Road as far east as its intersection with Otay Lakes
Road.

A series of parallel and subparallel high-angle normal faults (the La Naeion
Fault Zone) serve to break the area up into numerous fault blocks as depicted in Fig-
ure 3-6, thereby explaining the varying heights of each formation. The distribution of
fossiliferous sandstone of the San Diego Formation has been controlled by faulting,
topography and the 3-9° southwesterly tilt of the roek unit itself.

The base of the San Diego Formation drops in elevation from 420 feet in the
east to close to 200 feet in the west. To the east the formation is confined to the
ridges and upper canyon slopes {above 400-420 feet elevation) while te the west the
formation extends from the ridges down almost to (and in places onto) the canyon
floors. In a few areas on the ridges the San Diego Formation is eapped by up to 30 feet
of Lindavista Formation (Figure 3-5) but for the most part uplift and erosion have
removed this younger rock unit (Figure 3-86).

3.6.2 Impacts

The proposed Specifie Plan Amendment would change the types and densi-
ties of land uses permitted under the existing Specific Plan. Ultimate development
under either the existing or proposed Specifie Plan would require substantial grading
within the San Diego Formation, thereby impaecting fossil resources on site. Thus,
although the proposed Amendment would not result in any change in impaets to paleont-
ological resources, significant impacts will oceur to these resources as a result of
future grading activities.

Based upon the widespread distribution of the rich fossiliferous San Diego
Formation over much of the study area and the extensive amount of grading required to
implement the Specific Plan land uses, it is certain that significant impacts to paleon-
tological resources will oeeur during the development of El Rancho del Rey. Wherever
grading activities encounter the San Diego Formation resource impacts will be created.
These impacts will result from exposure and possible destruction of significant fossil
material during grading, in addition to the loss of future access to sites where buildings
are constructed. When grading activities cut into either the Rosarito Beach Formation
(which occurs below the San Diego Formation along the lower margins of the canyon
slopes) or the Lindavista Formation (which overlies the San Diego Formation on some of

the ridges) no direct significant resouree impacts will oceur. However, since the
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Lindavista Formation is quite thin in places, it is conceivable that grading activities
might completely remove this rock unit, thereby exposing the underlying San Diego

Formation.
The distribution of the San Diego Formation varies by elevation from a base

of 420 feet in the east to 340 feet moving westward and finally to almost 200 feet
within and west of the La Nacion Fault Zone. Wherever grading activities are econ-
ducted above this elevation, where the San Diego Formation occurs, there is a potential
for significant impacts to paleontologieal resources.

3.6.3 Mitigation ‘

Mitigation measures are available to avoid significant impaets to paleonto-
logical resources oceurring as a result of grading. These involve a program of onsite
monitoring and fossil salvage including the following:

a. A qualified paleontologist should receive a time table and grading
plans and be present at the pre-grade meeting to consult with the grading and excava-
tion contractors. (A qualified paleontologist is defined as an individual with a Bache-
lor's or higher degree in paleontology or geology who is experienced in paleontological
techniques and procedures.)

b. A qualified paleontological monitor should be present at all times
during the original cuttfng of previously undisturbed sediments of the San Diego Forma-
tion. (A qualified paleontological monitor is defined as an individual with some back-
ground in paleontology and geology who is experienced in the recognition and colleetion
of fossils. This monitor should be under the suf:ervision and direction of a qualified
paleontologist.)

c. The paleontological monitor should be allowed to temporarily direct,
divert or halt grading to allow recovery of fossil remains. (The occasional use of
machinery on site may be required to insure timely removal of fossil remains.)

d. Remains ecollected during this salvage program, with the owner's
permission, should be deposited in a secientifie institution with paleontological collec-
tions such as the San Diego Natural History Museum or the Natural History Museum of
Los Angeles County.

Implementation of these measures will mitigate potential paleontological
impacts to insignificance. These measures should be made conditions of subsequent

project approvals prior to issuance of grading permits (e.g., at the tentative map stage).
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3.6.4 Analysis of Significance
Paleontological resources on the El Rancho del Rey property are extensive
and would be significantly impacted by grading activities under both the adopted or

proposed amended plans. Implementation of the mitigation measures deseribed above is
sufficient to avoid these impaects.
3.7 GEOLOGY/SOILS

A geotechnieal study has not been prepared specifically for the project site,

although a number of geotechnical studies have been prepared for portions of the sub-
ject property. Geologic studies for the project vieinity consulted during preparation of
the following analysis include Scheidemann and Kuper (1979); Kuper (1977); Kennedy
and Tan (1877); Woodward-Gizienski & Associates (1972); WESTEC Services (1976);

Woodward-Clyde Consultants (1981); and Geocon (1979).

3.7.1 Existing Conditions
3.7.1.1 . Landform

The project site is situated on an ancient marine terrace which has been
greatly dissected by streams that have graded their channels to the present sea level.
The site lies north of the well-developed Otay Mesa, which is a remnant of a gently
westward-sloping marine wave-cut terrace that formed during the gradual emergence
of the land surface that began some 3 to 4 million years ago. Stream flow has ineised
numerous steep-sided narrow canyons into the mesa surface, as indicated on the topo-
graphie map, Figure 2-3. )

Elevations on the subject property ra-mge from 500 feet above MSL on the
mesa top in the southern aspect of the site to 200 feet above MSL in the canyon bottom
at the far western portion of the property. The predominately east-west treading
drainages on the property are highlighted by Rice Canyon, the largest canyon onsite,
which extends ail the way across the central aspect of the property. Elevations in the
bottom of the north leg of Rice Canyon range from 380 feet above MSL in the east end
to 200 feet above MSL in the west end. Typieal stream gradients are approﬁcimately
2 to 4 percent. Elevations on the majority of the mesa top areas range from 460 to
485 feet above MSL. The canyon walls form the steepest slopes on the site, becoming
nearly vertical in localized areas. Typical canyon side slopes are approximately of
20 to 30 percent.
3.7.1.2 Geologic Units

The geologic units exposed within the subject property have been mapped
and briefly deseribed by Scheidemann and Kuper (1979); Kuper (1977); and Kennedy and
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Tan (1977). Although there has been some disagreement and eonfusion among geologists

concerning the property’s geological makeup, the best available data provides the fol-

lowing geologicl formations. These units are, from oldest to youngest, the Mission
Valley Formation from the Eocene, the Sweetwater and Rosarito Beach Formations
from the Miocene, the sandstone part of the San Diego Formation from the Pliocene,
the Lindavista Formation from the Pleistoecene, and Alluvium from the Holocene. The
units are shown on Figure 3-5 and discussed briefly in the following subsections {from
Kennedy and Tan, 1977).

Mission Valley Formation (Tmv): The Mission Valley
Formation is a predominately marine sandstone unit
whieh lies upon stadium conglomerate. It is exposed
only in three streambed locations onsite.

Sweetwater Formation: The Sweetwater Formation
is composed of three facies; gritstone, sandstone
and mudstone, which make up an alluvial fan model.
Outcrops are massive and structureless (Scheide-
mann and Kuper 1979).

Rosarito Beach Formation (To): The Rosarito Beach
Formation is composed of light-gray and light-
brown, moderately well-sorted, poorly indurated,
massive sandstone and claystone. This unit forms
the walls of the tributary canyons crossing the prop-
erty, and contacts the overlying San Diego Forma-
tion at an elevation of approximately 400 to
410 feet above MSL.

San Diego Formation (Tsdss, sandstone part): Over-
lying the Rosarito Beach Formation is the San Diego
Formation of Late Pliocene age (approximately
2.3 to 4 million years old). The sandstone part of
the San Diego Formation is marine and fine- to
medium-grained and lies generally east and below
its closely related conglomeratic facies. The sand-
stone is typically yellowish-brown, poorly indurated,
and locally cemented with limy cement. Locally
rich fossiliferous segments are characteristically
weak and susceptible to rapid erosion.

Lindavista Formation (Q1): The next youngest strat-
igraphic unit in this area is the early Pleistocene
Lindavista Formation which forms a eap over the
bedroek units. The Lindavista is a marine terrace
deposit consisting of nearly flat-lying reddish-brown
conglomerate, reaching a thickness of up to 80 feet
in the mapped area.
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Alluvium: Alluvium is not differentiated on Figu-
re 3-5. Holocene alluvial deposits are found thinly
mantling the bottoms of major drainages crossing
the area. The alluvial materials range from essen-
tially impermeable clays to relatively pervious sands
and gravels. This unit is generally less than 10 feet
in thickness.

3.7.1.3 Seismicity

Major segments of the La Nacion Fault system are known to traverse the
project site. The La Nacion Fault system is the dominant structure in the Chula Vista
and National City area. This system comprises a number of steeply dipping, subparallel
faults that offset Tertiary and Quaternary age strata. The La Nacion system is classi-
fied as potentially active and has been mapped from the Mexican border north to the
Mission Valley area. It is estimated that there is a minimum of 210 feet of normal
displacement along the La Nacion fault zone in the project area. At least 110 feet of
this displacement has been interpreted to have occurred since the late Pleistocene time
(past 100,000 years) (Woodward-Gizienski and Associates, 1972).

The La Nacion Fault system shows no evidence of activity during historie
time nor any evidence of movement within the last 11,000 years (Elliott and Hart,
1977). However, because the La Nacion Fault displaces sediments younger than 1 mil-
lion years, it is considered potentially active and eapable of producing a maximum
credible earthquake of 6.5 on the Richter Seale (Leighton and Associates, 1983)). An
earthquake of this magnitude could result in a Modified Merealli Intensity of VIII or IX.
Nonetheless, since there is no evidence of recent movement along the La Nacion Fault
Zone, the probability of a major earthquake on this fault is very remote. The Chula
Vista area has had a low historie seismieity record and is considered relatively stable
tectonically. No earthquakes greater than 4 on the Richter Scale have been recorded
within a 40-mile radius of the project site (Real, et al., 1978).

The nearest active fault to the project site is the Coronado Banks Fault in
the Pacific Ocean. This fault has a maximum credible earthquake ‘rating, on the
Richter Magnitude, of 6.5 and a maximum probable earthquake rating (functional basis
earthquake) of 6.0. A review of geologic literature conducted by Woodward-Clyde
Consultants (1981) indicates that seismic events of Magnitude 4 or greater have been
recorded in the Elsinore Fault zone, mapped some 42 miles to the northeast. The
southern extension of the potentially active Rose Canyon Fault zone is mapped approxi-
mately 6 miles west of the site. No Magnitude 4 or larger earthquakes have been
recorded on either the Rose Canyon or La Nacion Faults (Woodward-Clyde Consultants,
1981).
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Earthquake damage occurs primarily from ground shaking, the severity of
whieh depends on several factors including: earthquake magnitude and duration of
shaking, distance from causative fault, local soil conditions, and building design and
construction. Another phenomenon associated with earthquake activity is ground rup-
ture. Movement along a fault can result in displacement or rupture of the ground
surface along the fault trace. Generally it is not technieally or economically feasible
to design and construct a building capable of withstanding the seismie rupture of its
foundation. Thus, an area traversed by a fault or fault zone considered capable or
potentially capable of displacement is best avoided. A number of fault traces cross the
subject property. As previously stated, these faults are considered potentially active
and potentially capable of inducing ground rupture should a significant earthquake oceur
on the La Nacion Fault zone.
3.7.1.4 Landslides/Slope Stability/Liquefaction

No landslides were noted or reported to exist on portions of the property
for which geotechnical studies have been conducted, although several large landslides

have been noted in similar geologic formations below the westerly edge of the Otay
Mesa (Kennedy and Tan, 1977).

During an earthquake, ground shaking tends to compact loose deposits of
cohesionless soil. Such unstable soils may settle differently or fail by cracking. If the
soils are water saturated, they may fail by liquefaction and lateral flow on gentle
slopes, or by landsliding on steep slopes. The necessary conditions for liquefaction,
loose, poorly graded silty strata combined with a shallow -water table, do not appear to
exist on the majority of the subject property, so seismie-induced soil failure by lique-
faction is not likely. However, due to the relatively steep topography along the canyon
walls, a potential for landsliding triggered by a large (7.0 Richter) earthquake exists.
The loose, compressible portions of the alluvial soils present on the site within the
canyon bottoms have a potential for liquefaction in association with high groundwater
conditions which may occur for short periods of time.
3.7.1.5 Soils

Based on field reconnaissance and a number of test borings, surface and
subsurface soils on the subject site'have been divided into five main units, as follows
(Woodward-Clyde and Associates, 1969):

Residential Soil Mantle: This material, which blan-
kets muech of the site, is primarily composed of
clayey soils that are potentially expansive, and
range in thickness from 1 to greater than 10 feet.
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The thicker areas exist on the lower side slopes and
in the upper ends of tributary canyons. It is gener-
ally thieker on the north-facing slopes. Over most
of the site, the average thickness is on the order of
3 feet.

Alluvial Soils: These loose, compressible soils exist
on the bottoms of all major canyons and extend
partway up the tributary eanyons. The materials
range from clean sands to hard impermeable clays.
Individual strata show very little vertical or hori-
zontal continuity.

Terrace Deposits: These soils consist of reddish-
brown sandstone and conglomerate capping many of
the ridges. The terrace materials are generally
dense, non-expansive and moderately well indurated.

San Diego Formation: San Diego Formation soils
consist of sandstones and minor pebble conglomer-
ates. The sandstone is fine-grained and poorly
sorted. These soils are generally highly permeable
and lack the expansive soils characteristic of the
Rosarito Beach Formation.

Rosarito Beach Formation: These soils are well
suited, poorly indurated, tuffaceous sandstones
which contain horizons of pure bentonite. The ben-
tonite is highly expansive and forms a hummocky
topography, known loeally as mimamounds, where
exposed at the surface. s

The Soil Conservation Service of the U.S. Department of Agriculture
(1973) has mapped soils on the subject property as belonging predominantly to five soil
series: the Linne Series, Olivenhain Series, Diablo Series, Salinas Series and Carlsbad
Series. A brief description of each of these series, their location onsite, and their
engineering properties is provided in Table 3-7.
3.7.2 Impacts

The project site is generally g‘eolo;gica}ly suitable for develdpment; Onsite

geotechnical conditions would not pose major constraints to development as proposeq,
although the following potential problem areas should be considered during future site
planning.
3.7.2.1 Geologice Structure

The sandstone formations whieh underlie the majority of the project site
would generally provide adequate foundation support for future development and could

be graded without great difficulty. However, claystone internbeds of the Rosarito
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Beach Formation may exhibit expansive characteristics and require some remedial
foundation measures.

Unfavorable geologic conditions at the site are primarily associated with
potential seismic impacts. There is a possibility that future earthquake activity would
produce moderate ground shaking on the project site. This is a hazard existing through-
out Southern California. The closest fault zone to the site along which earthquakes
greater than a Riehter Magnitude of 4.0 have been recorded is more than 40 miles from
the site.

Known fault traces of the La Nacion Fault system traverse portions of the
project site. Although this fault system is potentially capable of produeing significant
ground shaking, it is designated potentially active (not active) and possesses an esti-
mated recurrence interval of 10,000 to 20,000 years for its maximum probable earth-
quake. A study conducted on the La Nacion Fault system by Woodward-Gizienski and
Associates (1972) recommended that development of permanent structures be prohib-
ited within two 250-foot wide bands surrounding the major "active" fault zones due to
potential hazard from ground rupture. Subsequent studies have categorized the
La Nacion faults as "potentially active" since the most recent activity is set at 13,375
+275 years ago. The City of Chula Vista Seismic Safety Element (1974) agrees with the
classification of the La Nacion Fault system as potentially active. Because the fault is
not considered active, the 250-foot restricted area does not appear to be appropriate,
although the potential for ground rupture along the known fault traces does exist.

Landslide features h;we not been ide:ntified from the subject property and
would not appear to represent a significant constraint to development. The depth to
the regional groundwater table on the site is estimated to be greater than 180 feet
below the project site ground surface.
3.7.2.2 Soils

Preliminary soil investigations indicate that areas of adverse soils exist on
the subject property. These adverse soils include loose, compressible alluvial materials
in canyon bottoms and highly expansive soils in areas underlain by the Rosarito Beach
Formation. The soils on the property would not represent a significant eonstraint to
development provided that a soil investigation report is condueted and recommended
mitigation measures are incorporated into project designs.

3.7.3 Mitigation
A detailed subsurface soil and engineering geology investigation should be
conducted to provide grading, foundation, and construction recommendations prior to

final project design. Suech an investigation should include:
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. Drilling, logging, and sampling of drill holes to evaluate the bedrock

composition and structure.

. Exeavation, logging, and sampling of test pits and trenches in areas
of suspected landslides or fault traces.

) In situ and laboratory testing of soils to establish engineering charac-
teristies.

. Preparation of grading specifications and foundation design eriteria.

° Definition of areas where slope buttressing may be required and pro-

vide buttress designs. ‘
® Determination of the relevaney of groundwater conditions in relation
to grading and slope stability and provide subdrain requirements.
Definition of areas requiring soil removal and recompaction.
* Recommendations for seismie design parameters, including setbacks
from known fault traces if necessary.
The design and construction of buildings in conformance with the State 1976
Uniform Building Code would effectively minimize the hazards on ground shaking on the
site. The potential for liquefaction or differential compaction during seismic events
which may be found in some of the valley areas of the site can be mitigated or elimi-
nated by following recommendations provided by the recommended geotechnieal invest-
igation.
3.7.4 Analysis of Significance
Available geological data indicates t};at there are no major geologic con-

straints on the project site that would preclude development and no significant impacts
are anticipated. However, geologic constraints often eannot be disclosed by a surface
reconnaissance. A detailed subsurface investigation is necessary to determine defini-
tively whether constraints are present. Following the recommendations of the investi-

gation report would avoid significant impacts.

3.8 HYDROLOGY/WATER QUALITY
3.8.1 Existing Conditions
3.8.1.1 Drainage Basins

The subject property is located within portions of four major drainage
basins as defined in the Special Study of Storm Drainage Facilities (The Fogg Report;
1964). The northerly portion of the site is drained by streams of the Bonita Basin and
the Otay Lakes Road Basin. Both of these basins drain to the Sweetwater River. The
central portion of the site, and also the majority, is within the Rice Canyon Basin. The
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southernmost portion of the property is located in the Telegraph Canyon Basin. These
latter two basins drain to the San Diego Bay although they are within the Sweetwater
River hydrographie unit as defined by the Regional Water Quality Contrel Board
(RWQCB, 1978). The location of these basins in relation to the site is shown in Fig-
ure 3-7, along with the estimated natural runoff volumes caleulated by Fogg. It should
be noted that the runoff was ealeulated in 1964 for existing and ultimate conditions,
with ultimate runoff, "based on land uses presented in the General Plan Studies" (Fogg,
1964). The runoff coefficients are based on a 50-year flood and include consideration
of sueh faetors as relief, soil classification, vegetal cover, and surface storage. The
City of Chula Vista uses the Fogg Report to size its major flood control improvements.
As shown on Figure 3-7, the three major east-west trending streams in
Rice Canyon will ultimately contribute 1824 cubic feet per second (efs) of storm flow
at a point near H Street based on a 50-year frequency event, according to Fogg. A
siltation basin has been constructed at that point and a double 96-inch storm drain has
been constructed westerly to an open channel outlet adjacent to 1-805 freeway to han-
dle this ultimate 50-year flow. The various legs of Riece Canyon will eontribute flows

as follows:

° The north leg of Rice Canyon is calculated to ultimately contribute
959 ofs {vs 806 efs natural).

] The center leg of Riece Canyon, just north of the employment park,
is caleulated to contribute 280 cfs (ultimate and natural).

® The south leg of Rice Canyon, along the western portion of the

south boundary is calculated to contribute 555 efs (ultimate and
natural). A portion of a 66-inch pipe carrying this flow has been
constructed in H Street from Paseo del Rey westerly to near the
western boundary.
In Telegraph Canyon, 50-year storm flows are calculated at 2163 efs (vs
1268 efs natural) near Paseo Ranchero where the creek crosses from the south side of
Telegraph Canyon Road to the north side as is flows westerly to the San Diego Bay.
The flow increases to 2446 cfs (vs 1354 efs natural) at the western jog in the boundary
at Paseo Ladera.,
Flows from the Bonita Basin are calculated at 225 efs (ultimate and natu-
ral) where they exist near the northwest corner of the plan area.
A small canyon west of Otay Lakes Road at the north boundary contri-

butes 290 cfs (vs 274 cfs natural) at that point.
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Extensive drainage improvements have been made or are being made at
locations surrounding the specific plan area. All of the aforementioned drainages flow
into channels sized to carry ultimate projected flows according to Fogg. The exeeption
is the Bonita basin drainage which flows into an existing natural canyon channel. The
area downstream of the project area in Bonita Basin has been developed thus there is
some concern for downstream effects in this channel.

A minor flooding problem oceurs in Telegraph Canyon in numerous loca-
tions between the eastern Chula Vista eity limits and the San Diego Bay. The flooding
problems are due primarily to reduced capacity of culverts at street crossings. The
City of Chula Vista has undertaken a public works project to increase the capacity of
Telegraph Canyon Channel between 4th Avenue and I-5 to a capacity equal to the
100~year flood under ultimate conditions. Additional improvements in the form of
retention basins or other channel modifications are likely to be made as development in
the tributary area continues. Such measures should alleviate the flooding problems in
Telegraph Canyon.
3.8.1.2 Water Quality

Qualitative information on the water quality characteristies of surface
runoff or groundwater at the project site has not been gathered. However, the quality

of surface water is expected to be typical of runoff oceurring within an ephemeral
system draining agrarian and natural grassland/sage scrub landscape. Further, the basin
plan (RWQCB, 1978) gives water quality data for the hydrographic unit indicating that
runoff is probably high in suspencle-d and dissolved solids load, in part due to runoff over
agricultural areas. Groundwater in marine sedimentary rocks in the San Diego region is
typically saline in character (California Department of Water Resources, 1967).

The San Diego Regional Water Quality Control Board (RWQCB), in its
"Comprehensive Water Quality Control Plan Report, 1978 Amendments, San Diego
Basin (9)," identifies existing beneficial uses for inland surface waters within the entire
Lower Sweetwater hydrographic subunit as industrial service supply, non-contact water
recreation, warm freshwater habitat, wildlife habitat, and preservation of rare and
endangered species. No future potential beneficial uses of surface water for the Lower
Sweetwater subunit tributary to the projeet site are given by RWQCB.

The RWQCBE does identify existing beneficial uses for groundwater within
the Lower Sweetwater subunit as municipal and domestic supply, agricultural supply,
and industrial service supply. The subunit has a future potential beneficial use for

groundwater recharge.
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3.8.2 Impacts

3.8.2.1 Drainage Basins

Development of the projeet site for urban use will create large areas of
impervious ground with the overall effect of facilitating water runoff during rainy
periods. The key consideration with respect to this impaet analysis is whether the
existing downstream or offsite facilities can accommodate this runoff sinee is assumed
that the onsite drainage system will be properly designed to handle such flows within
the confines of the site. Since offsite improvements have been designed according to

Fogg's original ealeulations, runoff volumes consistent with Fogg should not result in
signficant adverse impaets if the downstream improvements are in-place.

Given that the onsite street and drainage system has not yet been
designed, it is impossible at this point in project development to determine emphati-
cally that the Fogg ultimate flows will not be exceeded. However, two factors lead to
a preliminary conclusion that the Fogg flows will not be exceeded. One of these factors
has to do with site soils. Existing soils are clays with low permeability and high runoff
coefficients. Coupled with site topography, which is characterized by relatively steep
sloped canyons, the natural runoff volumes for the site are high in relation to "normal"
undeveloped areas. Secondly, the ultimate development of the site envisioned by Fogg
was a standard development pattern of the time which would not inelude consideration
of open space requirements or planned development techniques. Because of these fac-
tors it appears that only minor differences in expected storm flows would occur
between Fogg's assumptions and t_he proposed Spe_zcific Plan. These minor differences
are expected to be less than 5 percent plus or minus at the boundaries and can be
influenced by street layout and section design (The Planning Group, 1983). Thus the
Fogg runoff values appear to be acheivable as a funetion of subsequent project design
(Hutchison, 1984). Development according to the proposed amendment is not antici-
pated to be significantly different than development as currently designated by the

existing Specific Plan.

Of the drainages to receive flows from the Specific Plan area, only the
Bonita basin drainage is unimproved to the extent that drainage flows could ereate
erosion and sedimentation impacts downstream, potentially impacting recently devel-
oped areas. Further, modifications and maintenance of existing facilities where site
facilities connect offsite will be required to ensure facilities remain operable and no
adverse effects occur. Discussion of facilities and maintenance measures to mitigate

such impacts is contained in the next seetion.
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The proposed project would not exacerbate any of the existing minor
flooding problems in offsite areas of Telegraph Canyon, and would not create any new
impaets. Currently planned improvements within the Telegraph Canyon tributary ares
would alleviate existing problems, thus no additional mitigation would be required in
conjunction with development of El Rancho del Rey.

3.8.2.2 Water Quality Impacts
Development of the site for urban uses under the adopted or proposed

amended Specific Plan would result in a change in the type of contaminants contained
in surface runoff eventually flowing through the flood control system. Concentrations
of dissolved solids such as nutrients and bacteria levels associated with agricultural use
would be expected to be deereased while contaminants such as oil, grease, and heavy
metals from automotive sources would be greatly increased. The impervious surfaces,
storm drains and planted lawns associated with urban land use would afford greater soil
erosion protection than the bare or partially vegetated ground associated with the
existing land use. Though the water quality impaet is not significant by itself, it must
be viewed in relation to its ecumulative effect. The contaminants derived from the
project site would represent a very small ineremental contribution to the total contami-
nant load carried into San Diego Bay from the South San Diego County area. Nonethe-
less, continued urban expansion including buildout of the proposed project and develop-
ment of adjacent areas will generate larger and larger quantities of these wastes, the
net result of which will be to slowly change the character of receiving waters. In this
particular instance, receiving watérs are not used—t‘or domestic purposes and thus there
are no pertinent regulations or requirements for the control of the non-point source
surface runoff discharges occurring at the site.

3.8.3 Mitigation Measures
Numerous flood and runoff econveyance facilities will need to be constructed

within the Specific Plan area, as site development proceeds. As part of the current
planning for the site, design concepts for onsite drainage facilities have been developed.
Rather than provide specific sizings and loeations for facilities, they provide some
overall goals to govern the future design integrating both function and amenity.
Drainage concepts that should be implemented include the following:
[ At the western end of Rice Canyon, maintain the existing desilting

basin.
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° Implement open channel concept on northern property boundary for
flows in Otay Lakes Road basin. This channel may need to be lined
due to the steepness of the road grade in this areas.

® Support eoncept plan for widening of Telegraph Canyon Road and
drainage channel to include open facility.
° Consider construetion of retention/siltation basin onsite above the

Bonita Basin drainage to reduce potential for downstream impact.
Location of a retention/siltation basin at this location should be sub-
ject to biological resource review and land use feasibility review.
° Consider open channel drainage conecepts for major interior flood
control and drainage facilities. The feasibility of such concepts is
influenced by channel slope (about 2 degrees is optimal) and the abil-
ity to control channel flow, by either struetural means such as drop
structures, turn-outs, basins, etc.; or by diverting a portion of the
flow to a bypass structure (normally an underground culvert). The
benefit of implementing such concepts is that some wildlife habitat
can be maintained and the visual amenity of the development ean be
enhanced. ) '
With i'eg'ard to water quali;cy, no mitigation measures are proposed since
there are no sensitive downstream receivers of surface water flows.
3.8.4 Analysis of Significance

Impacts due to site runoff are not significant from the standpoint of quan-
tity of flows affecting capacity of existing offsite faecilities. To make the drainage
system for the Specific Plan area work, numerous onsite flood and runoff eonveyance
facilities will need to be constructed. The extent of these facilities is inderminable at

this stage of plan definition, however, concepts to be considered at the time of actual
project design have been given in the mitigation section. Problems could oceur at
Bonita Basin since the offsite drainage is unimproved downstream. Mitigation of this
impact is possible through provision of a retention basin to control runoff volumes in
the natural drainage.

Urbanization as proposed would not have a significant adverse impact on
water quality through ineremental increases in urban pollutants leads to long-term

degradation of receiving waters.
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3.9 LANDFORM/AESTHETICS
3.9.1 Existing Conditions
3.9.1.1 Site Deseription

The most prominent feature of visual interest on the project site is the
highly-diverse topography, which is deseribed in Section 3.7.1.1. The property is com-
prised of a series of east-west trending ridges and intervening drainages, the largest of
which is the north leg of Rice Canyon (see Figure 2-3). Elevations on the ridge tops
located immediately north and south of the canyon range from 400 feet above MSL in
the west end to 480 feet above MSL in the east. Elevations at the bottom of the north
leg of Rice Canyon range from 200 to 360 feet above MSL. Two other major east-west
trending canyon systems, the center and south legs of Rice Canyon, traverse the entire
site and are smaller than the north leg. East H Street has been construeted in the
southernmost canyons (south leg of Rice Canyon).

The mesa tops form an irregularly shaped surface which generally runs in
an east-west direction. The ridge crests offer clear, unobstructed views of the ecanyon
walls and valleys. Higher elevations along the ridges offer sweeping views of the ocean,
Point Loma, downtown San Diego, mountain ranges to the east and Mexico to the south.
The major undeveloped, cultivated hills_jdes of the Otay Ranch are visible to the south
of Telegraph Canyon Road from the southerly sector of the property. The Chula Vista
Community Hospital is visible along the skyline of the Otay Ranch ridgetop.

Due to the highly irregular topography, views from almost all areas of the
project site except ridgetops and outside slopes,_are confined within the project area.
Likewise, views from outside the project are confined to outside slopes and certain
ridgetops. Views of the property from the major roadways Telegraph Canyon Road and
Otay Lakes Road are limited due to the location of these roadways in valley bottoms.
Surrounding residential areas are visible in nearly all directions but the south from
onsite ridgetops.

Visible structures on the subject property inelude a water tank located
just south of the East H Street alignment, a 138 kV SDG&E transmission line which
traverses the site in a northeast/southwest alignment, a 69 kV transmission line in the
northwestern aspect of the site, and another 69 kV line along the northern border. Dirt
roads traverse many of the ridgetops and valley bottoms onsite.

Vegetation on the site consists of low serub on most slopes, larger shrubs

and small trees in canyon bottoms, and sparser scrub or grassland on ridgetops.
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3.9.1.2 Existing El Rancho del Rey Specifie Plan

The existing Specific Plan contains policies which relate to aestheties and
landform. The plan recognizes that substantial grading will be necessary due to the sit;a
topography, but encourages that such grading remain sensitive to the natural environ-

ment, minimizing the exposure of manufactured slopes. The plan considers the north
leg of Rice Canyon as public open space to be preserved almost in its entirety. The
center and south legs of Rice Canyon are intended to have the canyon floor preserved,
with common open space areas adjacent to them. Grading estimates prepared for the
amendment area of the adopted Specific Plan indicate that approximately 3 million
cubie yards of material would need to be exported from the property in order to pre-
serve the canyon areas and develop the site in conformance with the plan designations.
3.9.1.3 Designated Scenie Resources

The City of Chula Vista (1974) Scenic Highways Element lists three
streets within the project area as Potential Unofficial Scenic Highways and describes

them as follows:

Telegraph Canyon Road: Perhaps the most scenic
route within Chula Vista. Telegraph Canyon Road
passes through sparsely settled areas offering clear
views of distant hills and nearby agricultural acres.

Otay Lakes Road: Extending northerly from its in-
tersection with Telegraph Canyon Road, Otay Lakes
Road passes by Southwestern College and new resi-
dential developments along nearby ridgelines, and
descends through sparsely developed areas to the
Sweetwater Valley, offering at various points pano-
ramic views of the hills to the east, the valley to
the north and downtown San Diego to the northwest.

H Street: H Street east of Hilltop Drive, when eon-
nected to the existing section of East H Street at
Otay Lakes Road, travels through undeveloped prop-
erty that offers potential for scenie highway devel-
opment. -

The Scenic Highways Element includes policies with regard to develop-
ment near scenic routes that address design review, beautification of scenie routes,
landscaping and maintenance requirements adjacent to scenie routes.

The Scenic Highway Element of the County of San Diego General Plan
(County of San Diego, 1975) lists only two official secenic highways in the County.
However, an extensive priority listing of roadways for consideration and future study as
possible seenic highways shows "Telegraph Canyon/Otay Lakes Road from Chula Vista

City limits east to Proctor Valley Road" as a Second Priority Seenic Route.
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3.8.2 Impacts

Development of the project site under either the adopted Specific Plan or
the proposed amendment would require substantial landform alteration. This would
involve cutting of the ridge areas onsite, and filling of the lower elevations, including
tributary canyons. The major difference between the two plans in terms of grading,
involves the north leg of Rice Canyon. Under the adopted plan, this ecanyon would be
largely retained as natural open space, with development oceurring on the ridges to the
north and south. The proposed amendment would utilize this eanyon for more active
recreational uses, requiring that the canyon bottom be filled. Under the proposal, the
steep upper slopes would still be largely retained as natural open space.

While development within the canyon bottom would require a substantial
quantity of fill, it would also permit the grading to balance onsite, within the amend-
ment area. Conceptual grading studies conducted for each of the plans indicated that

" -the adopted plan would require approximately 3 million cubie yards of export. For the

proposed project, the total amount of grading is expected to increase slightly, but would
be balanced onsite. This change to a balanced grading operation is considered a benefi-
cial effect of the project, and the increase in total grading is considered insignificant.
However, the substantial topography change in the north leg of Rice Canyon conflicts
with the intent of the adopted plan to retain this canyon as natural open space, and is
therefore considered a significant impact of the proposed amendment. It should be
recognized that these grading estimates are based on enly one concept froem a large
range of options for site developfhent under each plan. At the time specific maps and
site plans are prepared, detailed grading studies will be conducted which could vary
from these projections. Actual grading proposals will be evaluated as part of subse-
quent review of development plans.

The proposed plan will retain natural open space in the center and south legs
of Rice Canyon, to a greater extent than the adopted plan. The center leg of Rice
Canyon would serve as the primary natural open space area within the proposed amend-
ment, rather than the north leg, and includes more acreage than indicated for this area
by the adopted plan. There is also an inerease in natural slope areas retained along the
south leg of Rice Canyon, south of East H Street and the employment park area. The
inclusion of these areas helps to maintain the character of the canyon/ridge topography
of the site.

Development and associated grading adjacent to the open space areas can

create manufactured slopes which do not blend visually with the adjacent open space.
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The proposed Specific Plan includes standards and policies for design and landseaping
which will minimize the potential for adverse impaets. Review of the project design,
including grading, landscaping and placement of structures will be conducted at the
time SPA plans are prepared. Some of the measures incorporated into the Specifie Plan

are as follows:

Grading Standards: Grading within this Specifie
Plan shall be subject to Chapter 15.04 -- Excava-
tion, Grading and Fills -- of the Municipal Code.

Grading Design: It is the intent of this Specifie Plan
that graded areas will be contoured to blend with
natural landform characteristiecs. Rounding both
vertical and horizontal intersections of graded
planes, obscuring slope drainage structures with a
variety of plant material massing, incorporating the
use of variable slope ratios for larger slope banks,
use of landscape planting for erosion control and to
obscure man-made banks, architeetural solutions to
topographic changes, and other similar techniques
should be used. Artificially appearing slope banks
with rigid angular characteristics shall not be per-
mitted.

Grading Policies: General policies with regard to
development within this Specific Plan are as fol-
lows:

a. Visually significant slope banks should be
preserved in their natural state by cluster-
ing development.

b. The natural character of the hillsides should
be retained where practieal.

. A variety of housing types, padding techni-
ques, grading techniques, lot sizes, site de-
sign, density, arrangement, and spacing of
homes and developments should be encour-
aged.

d. Innovative architectural, landseaping, cireu-
lation and site design should be encouraged.

€. Safety against unstable slopes or slopes sub-
jeet to erosion and deterioration should be
provided.

f. Grading may be accomplished beyond the
boundaries of an approved SPA plan where
necessary to implement the SPA plan uses
or infrastructure facilities.

East H Street, a designated scenic route, will be a major travel corridor

through the project site. Development areas adjacent to this road under the proposed
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amendment are similar to those of the adopted plan, although the land use intensities
would be inereased. The employment park and high density residential development
would oeeur in this corridor, and the proposed amendment includes some additional open
space adjacent to the westernmost portion of East H Street within the projeet bounda-
ries. The development proposed by the amendment would be subject to the Scenic
Highway standards discussed below, which would minimize the potential for adverse
visual effects.

The northeastern portion of the projeet fronts Otay Lakes Road, which is
considered to be a scenic roadway in the Chula Vista Scenic Highway Element. The
existing Specifie Plan includes an open space belt of approximately 200 feet in width at
its narrowest point along Otay Lakes Road (Figure 2-4A). The proposed amendment
includes an open space buffer of approximately the same minimum width preserving the
slope areas adjacent to this street. The primary panoramic views from Otay Lakes
Road are not in the direction of the project site, as noted in the Sceniec Highways
Element, but the retention of open space slopes will add to the scenic amenities along
this road.

The other road from which views are a concern is Telegraph Canyon Road,
which is listed as a potential scenic highway by both the City of Chula Vista and the
County. The existing Specifie Plan provides an open space belt along Telegraph Canyon
Road of about 400 feet in width. Under the proposed amendment, this open space
designation would be expanded to approximately 600 feet in width along the western-
most segment of the property frbntag'e on Teleg_raph Canyon Road. The open space
adjacent to Telegraph Canyon Road for the frontage east of the intersection of Paseo
Ranchero would be slightly wider than the existing plan. Immediately west of Paseo
Ranchero, the proposed amendment designates a high density (20 du/ac) residential area
which includes a setback from Telegraphy Canyon Road of approximately 50 feet. The
open space designation of the existing plan is retained to the west of this area. Existing
bands of residential development along the north side of Telegraph Canyon Road.to the
east and west of the project is comprised of residential development situated in close
proximity to the roadway.

The Specifie Plan includes Scenie Highway standards to insure review of
specific development proposals at later stages of project approval.

Highways shall be reviewed for conformance to the Scenie Highways Ele-
ment of the General Plan during the plan review process for the applicable Section
Development Plans. This review should include: architectural design of structures;

siting of structures; height of structures; landscaping; signs; and utilities.
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In connection with any tentative map submitted on properties abutting a
scenie route, the applicant shall be required to submit a proposal for beautification of
the portion of the seenic route adjacent to his development. Each proposal shall con-
sider such factors as: the treatment given to the seenie route outside the boundaries of
the particular tentative map area; creation of a pleasing streetscape through special
landscaping techniques and varied building setbacks; and creation of open areas adja-
cent to scenie routes through the use of clustering and innovative eoncepts.

3.9.3 Mitigation

The proposed landform alteration includes major grading of ridgetops which
is similar to grading required for development under the existing Specific Plan. How-
ever, the proposed plan would result in the filling of Rice Canyon whereas the current
plan would require export of cut material from the property. The filling of Rice Can-
yon is a significant impact of the proposed amendment that is mitigable only through an
alternative project design. The impact of filling Rice Canyon as it relates to biology
and open space issues is discussed in Sections 3.4 and 3.13, respectively.

The Specifie Plan incorporates requirements for grading and design review
as part of subsequent project actions, such as Sectional Planning Area plans, tentative
maps, ete. which will permit appropriate mitigation measures to be incorporated should
adverse impacts be identified. |
3.9.4 Analysis of Significance

The proposed Specifiec Plan amendment would require grading and landform
modification similar to that required under the édopted Specific Plan. However, the
proposed amendment would involve filling of the north leg of Rice Canyon, which is
considered a significant impact that is mitigable only through a project redesign (see
Alternatives, Section 4). Other potential site-speeific impacts associated with grading

and development should be addressed as part of subsequent project review, and mitiga-

tion measures adopted as necessary.
3.10 AIR QUALITY
3.10.1 Existing Conditions
Climate
The climate in the vieinity of El Rancho del Rey and all of San Diego

County is dominated by a semi-permanent high pressure cell located over the Pacific
Ocean. This high pressure cell maintains clear skies for much of the year, drives the
dominant onshore circulation and creates two types of temperature inversions that act

to degrade local air quality.
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The closest and most representative weather monitoring station to the proj-
ect site is the Chula Vista station located approximately 3.5 miles west of the site. The
mean temperature in Chula Vista is 59.9°F; the mean maximum and mean minimum
temperatures are 67.3°F and 52.5°F, respectively. Precipitation in the vicinity of the
study area averages 10 inches annually, 90 percent of which falls between November
and April (University of California, 1970).

Subsidence and radiation inversions act to degrade air quality in the vicinity
of El Rancho del Rey. Subsidence inversions occur during the warmer months as
descending air associated with the Pacific high pressure cell comes into contact with
cool marine air. The boundary between the two layers of air represents a temperature
inversion which traps pollutants. The radiation inversion develops on winter nights
when air near the ground cools by heat radiation and air aloft remains warm. A shallow
inversion layer is formed between the two air masses which can trap vehicular pollut-
ants such as carbon monoxide and oxides of nitrogen.

Regulatory Framework

Ambient Air Quality Standards (AAQS) represent the maximum level of
background pollution considered safe, with an adequate margin of safety, to protect the
public health and welfare. The five primary pollutants of concern for which standards
have been established are sulfur dioxidé, carbon monoxide, nitrogen oxides, ozone and
suspended particulate matter. National Ambient Air Quality Standards (NAAQS) were
promulgated by the Environmental Protection Agency (EPA) in 1971 with states retain-
ing the option to develop different (more striet) standards. Due to unique air quality
problems in California, the California Air Resources Board (ARB) has developed addi-
tional AAQS. Table 3-8 lists the currently applicable state and federal standards.

In San Diego County, it is the responsibility of the Air Pollution Control Dis-
trict (APCD) to ensure that state and national air quality standards are achieved.
APCD's current air quality plan, the 1982 SIP Revisions, documents the necessary over
all strategy and individual taeties by which the San Diego air basin ean meet its attain-

ment goal. The SIP Revisions state that if necessary emission reductions are enacted

and if regional growth does not exeeed anticipated levels, then the basin will no longer
experience unhealthful air quality due to emissions generated in the basin. The 1982
SIP Revisions employed the S8an Diego Association of Governments (SANDAG) Series 5
growth forecasts which are based on Community and General Plan land use designations
to project regional growth. The more recent Series 6 growth projections are being used
to update the SIP Revisions. Development that seriously departs from these forecasts
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TABLE 3-8
Current State and Federal Air Quality Standards

CALIFORNIA STANDARDS

NATIONAL STANDARDS

TACING
POLLUTANT AVE;ms onTea
: o NTRA: METHOD PRIMARY SECONDARY METHOD
0.10 ppm ULTRAVIOLET - -
OXIDANT HHOUH (200 ug/m>) |PHOTOMETRY -
SAME AS
240 ug/m3 CHEMILUMINESCENT
OZONE i tIOUR - - PRIMARY
@12ppm) | sTANDARDS |METHOD
10 ppm
12 HOUR 3 -
{11 mg/m™) NON.
mﬁi&“;ﬁ"&ﬁ 10 ma/en3 SAME AS NON-CISPERSIVE
CARBON MONOXIDE 8 HOUR - PRIMARY INFRARED
SPECTRO- (9 ppm} STANDARDS | SPECTROSCOPY
SCOPY ;
40 ppm 40 mg/m
T HOUR {46 mglmal (35 ppm}
ANNUAL 100 ug/m3
AVERAGE - {005 ppm) SAME AS GAS PHASE
NITRCGEN DIOXIDE m‘%%"gw PRIMARY CHEMILUMIN.
0.25 pom 4 STANDARDS | ESCENCE
1 HOUR {470 ug/m”} -
ANNUAL _ 80 ug/m3 -
AVERAGE {0.03 ppm)
0.05 ppm 365 ug/m3 -
24 HOUR CONDUC-
) {131 ug/m3) T,METR?C 10.14 ppm} PARAOSANILINE
SULFUR DIOXIDE METHOD METHOD
3 HOUR - - 1300 ugim3
{0 5 ppm)
3.5 ppm
T HOUR (1310 ug/m3} - -
ANNUAL .
GEOMETRIC 60 ugim3) 75 ug/m3 60 ug/m3 . -
SUSPENDED ME AN JHIGH VOLUME HIGH VOLUME
:,il:;:rrlé::LATE SAMPLING SAMPLING
24 HOUR 100 ug/m3) 260 ug/m3 150 ug/m3
SULFATES 24 HOUR 25 ugim3) | AIHL METHOD - - -
NO.61
30 DAY 4y [ AIHL METHOD _ _ _
AVERAGE 1S ug/mit t G g4
LEAD
CALENDAR 3 3 ATOMIC
QUARTER - - 1.5 ug/m 15 ug/m ABSORPTION
' CADMIUM - -
HYDROGEN 1 HOUR 0.03 ppm HYDROXIDE _ - -
SULFIDE {42 ug/m3) STRACTAN
METHODD
VINYL CHLORIDE 24 HOUR 0010 ppm | GAS CHROMA. _
{CHLORQETHENE]) {26 ug/m3) | TOGRAPHY - -
8 HOUR 01 ppm
ETHYLENE - - - -
i HOUR Q05 ppm
IN SUFFICIENT AMOUNT TO
VISIBILITY NE REDQUCE THE PREVAILING
REDUCING 8BSER” VISIBILITY TO LESS THAN _ _ _
PARTICLES VATION [ TOMILES WHEN THE
RELATIVE HUMIDITY (S
LESS THAN 70%

g/m” - MICROGRAMS PER CUBIC METER

mg/m® - MILLIGRAMS PER CUBIC METER

l ppm - PARTS PER MILLION  ug/m>

—
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could generate emissions in excess of what is necessary to attain state and federal
standards.

In order for a development such as El Rancho del Rey to not interfere with
the attainment schedule, any increase in air pollutant emissions attributable to the
project must be correctly anticipated by the Series 6 growth projections. These growth
projections assumed that development within El Rancho del Rey would occur according
to the Chula Vista General Plan designations {the adopted Specific Plan).

Ambient Air Quality

Ambient air quelity is monitored by the San Diego APCD at the Chula Vista
monitoring station. In the absence of site specifie air quality data, data from the Chula
Vista station is assumed to be representative of the site. Table 3-9 summarizes air
quality data at the Chula Vista station from 1979 through 1982. More recent data is not
yet available from APCD. Table 3-9 indicates that standards for ozone and particulate

matter are occasionally exceeded near El Rancho del Rey.
3.10.2 Impacts

On a regional scale, El Rancho del Rey will generate an additional 29,800
daily vehicle trips with their associated air pollutant emissions. At an average trip
length of 5.8 miles for combined purpose trips (SANDAG, Series 6), the projeet will add
another 172,840 vehicle-miles-traveled (VMT) to the basinwide traffie burden. Com-
pared to the approximately 40 million VMT driven each day in San Diego County, the
project’s regional mobile source impact is incrementally small. To the extent that the
project aceommodates the future demand for residential and employment development,
these regional source emissions have already been inecluded in the regional air quality
planning process and they will not interfere with future clean air standard attainment.
To the extent that any traffic causes "new™" emissions, the project may have a signifi-
cant impact on regional air quality even if that impaet is very small.

The California ARB has recently developed a computer model to ealculate
the emission volumes associated with various urban land uses. This model, part of the
ARB's AQAT (Air Quality Analysis Tools) series is called URBEMIS #1. The model uses
emissions data from the EMFACS6C California vehicle emissions code and combines it
with average trip length, hot and cold start and other San Diego specific trip character-
istics. The annual emissions of earbon monexide (CO), reactive hydrocarbons {(RHC) and
nitrogen oxides (NOX) (the three prinecipal automotive pollutants) from El Rancho del
Rey traffic are shown in Table 3-10. Project-related traffie will generate about
773 tons per day of CO and around 170 tons per day of RHC and NOX. Emission levels
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Table 3-10

REGIONAL ANNUAL AIR POLLUTANT EMISSIONS ATTRIBUTABLE
TO EL RANCHO DEL REY TRAFFIC

1995 Project Emissions

(tons/year)
Adopted Proposed
Pollutant Species Soecific Plan Specific Plan
Carbon Monoxide (CQ) 455 773
Reactive Hydrocarbons (RHC) 101 167
Oxides of Nitrogen (NOX) 103 172

1995 Project Emissions
{percent of basinwide levels)

Adopted Proposed
Pollutant Species Specific Plan Specifie Plan
Carbon Moenoxide (CO) 0.141 0.240
Reactive Hydrocarbons (RHC) 0.127 0.211
Oxides of Nitrogen (NOX) 0.206 0.344

Increase
318
66

69

Change
0.099

0.084

0.138

Source: ARB AQAT URBEMIS #1 Computer Model, 1983, and SDAPCD, 1982 SIP Revi—-

sion, November 1982.
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will drop below these quantities in the future as older, polluting cars continue to be
retired. The comparison with average annual basinwide emissions demonstrates that, on
a regional basis, the project contribution to basin CO, RHC and N OX as forerunners to
photochemical smog totals less than 0.35 percent of forecast Countywide levels.
Assuming that downwind ambient air quality is proportional to upwind emission levels,
the project-related regional impact is similarly in the range of a few hundreths of
1 percent of allowable standards. As previously noted, it is not the magnitude of that
impaet, but whether the impact has been correctly anticipated that determines its
significance. Because the proposed El Rancho del Rey development is at least nom-
inally inconsistent with the SIP Revisions based on the current land use designations for
the project site, it places an added responsibility on project proponents to find effective
mitigation measures fo reduce the level of any unanticipated impaets.
3.10.3 Mitigation _

The proposed El Rancho del Rey Specific Plan includes some general mea-

sures to reduce vehicle travel which will result in a corresponding decrease in air

quality emissions. The proposed plan will add employment park uses, and additional

parks and recreation acreage which will create a more balanced community than the
adopted Specific Plan. Vehiele trips and trip lengths can be expected to be reduced by
providing this mix of land uses in close proximity to each other.

Any negative air quality impact associated with the proposed inerease in the
density of site development can be at least partially offset by using transportation
control measures (T-tacties) outlined in the SIP. The following measures would reduce
the use of the private automobile, thereby reducing the consumption of fuel and the
generation of air pollution. Future review of SPA plans and tentative maps should
incorporate these features to the extent feasible.

(T-1) Ridesharing: Ridesharing techniques inelude carpool and vanpool pro-
grams, which would be particularly effective within the Employment Park area of the

Specific Plan.

(T-2) Transit: Use of public transportation systems such as bus and light rail
would reduce private automobile trips and associated emissions. The project site is
situated in an area with good access and faeilities to encourage transit ridership (such
as convenient turnouts, shelters, ete.) should be encouraged at the SPA plan level.

(T-3) Bieyeling: The use of bicycles by persons commuting to work would

reduce the use of the private automobile and generation of air pollution. Bieyele routes
and secured parking at destination areas (employment centers and recreational facili-

ties) would encourage bieyele ridership in the project area.
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(T-7) Walking: The specific project designs should include pedestrian-

oriented facilities ineluding sidewalks, paths through the recreation spine, and attrac-
tively landseaped areas to encourage walking.
3.10.4 Analysis of Significance

The proposed Specific Plan Amendment would inerementally inerease pollut-
ant emissions due to the increased density of land use, beyond the levels anticipated by
regional foreecasts. By itself, this increase is not considered signifieant, but on a cumu-
lative basis it represents an unavoidable adverse impaect. This ean be partia]iy miti-
gated through the incorporation of measures to reduce trip generation during subse-
quent site planning, although the cumulative impacts cannot be reduced to insignifi-

cance.
3.11 NOISE
3.11.1 Existing Conditions

The project site is presently undeveloped, and is not subjeet to substantial
noise effects. The only important noise source is vehicular traffic on existing roads
through and adjacent to the project site, including Telegraph Canyon Road, East
H Street and Otay Lakes Road. The site is not within the flight path of any loecal
airports, and there are no important stationary sources of noise in close proximity to
the site.

The City of Chula Vista requires that the CNEL of exterior living areas
(yards and patios) for residential land uses does not exceed 65 dB(A). In addition, for
multi-family residential projects, the California Noise Insulation Standard (California
Administrative Code, Title 25, Chapter 1, Subchapter 1, Article 4) requires that interior
noise levels in multi-family residential living spaces not exceed a CNEL of 45 dB. The
City of Chula Vista also applies this interior nosie standard to single-family residential
homes. Since typical residential structures with windows open only yield 12 dB of
exterior noise exclusion, any units in environments above 57 dB CNEL would require
noise control design. With windows closed, typical residential units ean be expected to
yield up to 22 dB of exterior noise exelusion. Therefore, residential development in
areas above 65 dB CNEL could be inappropriate. Exterior noise levels generally consid-
ered acceptable for non-residential land uses are as follows: outdoor recreation (parks),
65 dB CNEL; offices, 70 dB CNEL; industrial and commereial, 75 dB CNEL.

3.11.2 impaets

To assess the potential for noise impacts on the designated land uses as

shown in the proposed El Rancho del Rey Specific Plan, future (1995) noise levels were

calculated and compared with the land use compatibility eriteria previously discussed.
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Roadway Noise

The major source of noise affecting the project site will be from future
years' traffic on the internal circulation roadways, and the existing and planned sur-
rounding roadway network. In order to determine maximum onsite levels, the pro-

jections of 1995 traffic volumes for roadways affecting the site were used in the noise
calculations. The caleulations were performed using a proprietary eomputer program
version of the Federal Highway Administration's FHWA Highway Traffic Noise Predie-
tion Model, FHWA-RD-77-108. Each roadway was separated into general links to more
precisely analyze potential noise effeets.

This model provides for ground absorption effects when the line-of-sight
path between cars (source height 0 feet above pavement), medium trueks (source height
4.5 feet above pavement), and heavy trucks (source height 8 feet above pavement) and
the receiver averages less than 10 feet above the ground. For line-of-sight noise propa-
gation paths which average over 10 feet above the ground no ground absorption effects
are present and the noise impacts ean reach out further from the roadway. The results
of the roadway noise impact caleulation are shown in Table 3-11 which indicates the
distance to the 57, 60, 65 and 70 dB CNEL contours for unshielded conditions without
ground absorption effects. As indicated on this table, future roadway noise levels on
the project site could result in noise levels which exceed the land use compatibility
standards in some portions of the plan area. It should be noted that interposing topo-
graphic or structural shielding (i.e., walls, berms, buildings) will also sereen noise from
receptor locations as development oceurs, thus the noise levels as ecaleulated represent
worst-case conditions.

As indicated by Table 3-11, there are a number of parcels within the
El Rancho del Rey plan area that could be subjeet to incompatible noise levels for worst
case unshielded conditions. Without mitigation, future residential development located
within the areas of noise exposure indicated on Table 3-11 could be subjeet to signif-
icant noise impacts and will require additional site specifie acoustieal analysis prior to
development. High noise levels for future traffic conditions will be of particular con-
cern for residential areas immediately adjacent to East H Street and Telegraph Canyon
Road, and to a more limited extent for those areas adjacent to other roadways through
the project site.

The potentially impacted area would generally be only a small portion of the
parcel immediately adjacent to the major roadways up to the distances indicated on
Table 3-11. For parcels that are substantially lower than the roadway noise source, the
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Table 3-11

CNEL NOISE CONTOUR DISTANCES FROM MAJOR ROADWAYS
FOR ULTIMATE TRAFFIC CONDITIONS
ON EL RANCHO DEL REY PROJECT

(unshielded conditions)

Distanece to CNEL Contour From
Centerline Nearest Lane

Ultimate
Roadway (Segment) ADT 70 dB{A) 65 dB(A} 60dB{(A) 57 dB(A)
TELEGRAPH CANYON ROAD
-85 to Paseo del Rey 50,500 199 619 1,955 3,900
Paseo del Rey to Paseo Ranchero 21,800 92 267 837 1,669
(Paseo Ranchero to Otay Lakes 18,600 81 231 721 1,437
EAST H STREET
I-805 to Ridgeback 47,800 189 586 1,851 3,692
Ridgeback to Road B 30,100 123 370 1,166 2,325
Road B to Paseo del Rey 20,600 88 255 798 1,591
Paseo del Rey to Paseo Ranchero 30,100 123 370 1,166 2,325
Paseo Ranchero to Otay Lakes 20,000 86 248 775 1,545
EAST J STREET
1-805 to Paseo del Rey 2,500 7 11 28 56
Paseo del Rey to Pasec Ranchero 2,900 g 22 66 131
Paseo Ranchero to Buena Vista 5,000 8 19 58 111
PASEO DEL REY
Telegraph Canyon to East H St. 20,100 48 142 447 891
PASEO RANCHERO
Telegraph Canyon to East J St. 8,000 25 59 179 355
East J St. to East H St. 11,7060 32 84 260 319
RIDGEBACK ROAD
East H St. to North Loop Rd. 21,800 52 154 484 9686
OTAY LAKES ROAD
Bonita Road to Road A 24,000 S7 173 544 1,086
Road A to East H St. 15,500 39 1140 345 687
East H St. to Telegraph Canyon 10,300 29 75 229 457
NORTH LOOP ROAD 4,000 8 15 45 89
SOUTH LOOP ROAD 5,500 9 20 61 222
ROAD A 10,300 29 75 229 457
ROAD B 9,600 28 70 214 428
ROAD C 5,600 22 43 128 249
PR
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area of potential impaet could be increased slightly. The appropriate use of setbacks,
topographie or structural shielding would effectively reduce noise to acceptable levels
on each pareel, and appears to be feasible throughout the entire plan area.

Industrial and commercial developments within El Rancho del Rey would be
compatible with noise levels up to 75 dB CNEL and no significant noise impaects would
be associated with development in the Employment Park areas of the site.

The proposed Specific Plan Amendment would result in inereased traffic on
area roadways, beyond that projected for the adopted plan. Generally, a doubling of
traffic volume is required to increase noise levels adjacent to a road by 3 dB CNEL.
Based on the 1995 cumulative traffic projections, the inerease in total traffic attribut-
able to the proposed amendment would not result in signifieant inereases in noise levels.

Construction Noise

The proposed projeet site is located in a largely undeveloped area where
initial construction (development) phases are expected to have minimal effeets/impacts
on the surrounding areas. The potential for construction noise impaect would exist on a
short-term basis when construetion is proposed immediately adjacent to a developed
parcel.

Despite the variety in type and size of construetion equipment, similarities
in the dominant noise sources and in patterns of operation allow the assignment of all
equipment to a very limited number of categories. The most prevalent noise source in
construction equipment is the prime mover, i.e., the internal combustion engine {usually
of the diesel type) used to provide motive and/or operating power. Engine-powered
equipment may be categorized according to its mobility and operating characteristics,
as (1) earthmoving equipment (highly mobile), (2) handling equipment {(partly mobile),
and (3) stationary equipment.

Construetion noise should be considered at the SPA plan level on the basis of
the location of the receivers (i.e., residents) and the type and magnitude of the con-
struction project to be accomplished.

3.11.3 Mitigation

There are two separate areas of noise impact of coneern; indoor areas and
outdoor areas. Both receive noise intrusion from the same sources, however, indoor
areas have a greater capacity for noise mitigation since the exterior shell of most
buildings provides the ability to form an airtight barrier between the source and
receiver. In areas where the exterior noise expo;ﬁ're at the outside surface of a building

is greater than would be attenuated by standard building materials, the windows, doors,
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and finally the walls and ventilation systems may be improved to reduce exterior noise
intrusion. This measure may require the use of a planned development to implement
mitigation. In addition to building structure changes, both the outside and indoor noise
environment may be improved by increasing the setback or spacing between noise sensi-
tive uses and the noise source. Various methods are also available for shielding noise
sensitive areas by blocking the direct line of sight (noise path) from the source to
receiver by means of natural topography (i.e., taking advantage of existing landform) or
through the use of man—madé barriers suech as masonry walls, earthen berms, and build-
ings (either individually, or in rows, or arrays).

To assure compliance with noise requirements, individual noise impact/miti-
gation studies will have to be performed to account for shielding, ground absorption
effects and the orientation of buildings (indoor uses) and outdoor uses with respect to
the roadway sources. Additionally, where necessary, acceptable indoor noise levels
may be maintained by ineorporation of designed exterior curtain (exterior building shell)
walls. These building shell walls would be expected to have upgraded glazing materials,
doors, and certain opaque wall components depending on the exaet environmental noise
exposure determined for each building facade. It is therefore expected that the pro-
posed land uses are developable under the City of Chula Vista's noise criteria, however,
acoustical engineering/design may be required prior to development within the portions
of each pareel that would potentially be affected by noise levels above the City's
compatibility standards.

3.11.4 Analysis of Significance
In either plan residential development will be subject to similar significant

adverse noise levels from future traffic conditions unless mitigation is provided. Site-
specifie acoustical analysis will be necessary at the time SPA plans and tentative maps
are prepared, to define the need for and type of mitigation required for each parcel to
achieve acceptable interior and exterior noise levels.
3.12 SCHOOLS
3.12.1 Existing Conditions

The planning area is located under the jurisdietion of two school distriets.
The Chula Vista Elementary School Distriet serves grades kindergarten through six and
the Sweetwater Union High School Distriet provides education to middle school and high

school students. Schools in the project vieinity presently operate at or slightly below
capacity. The Chula Vista Elementary School Distriet owns two school sites in the

project area which are eurrently undeveloped.
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3.12.2 Imgaets

The projeet applicant is éurrently discussing the need for school facilities
with the school distriets and other local developers. The preecise number of students to
be generated by project development has not been determined, however, the additional
1708 dwelling units would generate more students than would result under existing land
use designations.

Due to the magnitude of the proposed development, it is estimated that
school facilities would be required onsite. Thus, four schoo! sites have been identified
within the Specific Plan area. Two sites, one on an out parcel, are located in the
southeastern portion of the Plan area. An additional site is located in the east central
portion of Corecoran Ranch while a "potential school" site has been designated in the
east central plan area.

Negotiations between the developer and the school distriet will determine
whieh of the sites will be dedicated for school use and how funding will be aceom-
plished. The developer is committed to providing adequate school facilities concurrent
with need in accordance with applicable City policies.

3.12.3 Mitigation

Prior to the acceptance of a SPA application as complete, the developer will
be required to have a signed agreement with the school distriets. Adequate school
facilities are expected to be provided in conjunction with the proposed development.
Details regarding school faecilities phasing, construction and eapacity should be resolved
at the time SPA plans and tentative maps are filed. No additional mitigation is
required.

3.12.4 Analysis of Significance
The provision of adequate school facilities, to be determined in association

with the school distriets, will ensure that no adverse effects oceur in regard to existing
school facilities.
3.13 PARKS, RECREATION AND OPEN SPACE
3.13.1 Existing Conditions
The subject property is currently undeveloped and consists of rugged, east-

west trending ridges and valleys covered with low serub vegetation. Existing vegeta-

tion, topography, and land uses are discussed in their appropriate sections elsewhere in

this doecument.
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3.13.1.1 Parks and Recreation Element

Portions of the site are within neighborhocod park distriets established
under the Chula Vista General Plan Parks and Recreation Element (1979). The policies
established in the General Plan call for a system of parks designed to serve as many
diverse areas and needs in the community as possible. Parks are to be located adjacent
to elementary school playgrounds when possible to promote multiple use of facilities,
and within close proximity to those they are designed to serve. Since regional park
needs are met outside the City, Chula Vista is mainly concerned with developing com-
munity and neighborhood parks. The site is within two community park districts. The
standards established in the Parks and Recreation Element for community and neighbor-

hood parks are as follows:

Community Parks:
Area: 2 acres for every 1000 per-

sons served

Minimum Desirable

Size: 15 acres

Population Served: 7500 persons or more, de-
pending on the acreage of the
park

Service Radius: 1.5 miles

Purpose: To provide recreation facili-
ties which require more
space than neighborhood park
sites can accommodate, such
as tennis ecourts, swimming
pools, multi-purpose courts,
community eenters or recre-
ation centers.

Neighborhood Parks:
Area: 2 acres for every 1000 per-
sons served

Minimum Desirable

Size: 5 acres when adjacent to an
elementary school, 10 acres
when not adjacent to an ele-
mentary school

Population Served:
Serviece Radius:
Purpose:

2500-5000 persons
Maximum 1/2-mile
To provide near at-hand ree-
reation facilities and to serve
as a neighborhood foeal

point.

The Parks and Recreation Element also states that "wherever possible,

parks should be linked together by a system of trails and/or open space. In addition, it
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shall be the objective of the City to achieve a trail system which would conneet the
central core area of the community with the Southwestern College area to the east...”
The subject property is located between Southwestern College and the urban center of
Chula Vista.
3.13.1.2 Existing El Rancho del Rey Specifie Plan

The existing Specifiec Plan includes a total of approximately 40 acres of
land reserved for community and neighborhood parks. The parks inelude three neighbor-
hood parks adjacent to elementary schools, and one community park. With regard to

trails and open space, the Specific Plan ineludes the following policies:

East-west equestrian and hiking trails within
the three legs of Rice Canyon already exist
and some should be preserved as development
of adjacent lands oceurs. It is the policy of
the City to also make provision for at least
one north-south trail which should utilize
such existing rights-of-way as the San Diego
Otay Water Line and the SDG&E easement.
Additional north-south routes or variations
and adaptations of the basie north-south
route may beeome apparent at such time as
development proposals are made and grading
plans are developed.

Greenbelts should be established and main-
tained along Telegraph Canyon and Otay
Lakes Roads and the north leg of Rice Can-
yon, in aceordance with the Open Space Gen-
eral Plan Element.

The natural open space and landforms of
El Rancho del Rey should determine the sub-
jeet territory's structure and basic design.
Although the north leg of Rice Canyon should
be preserved almost in its entirety, the pres-
ervation of the middle and south leg could be
confined to their natural floors. As the land
is subdivided, however, the preserved floors
of the middle and south legs of Riece Canyon
should be ecomplemented by adjacent common
greens, promenades or landscaped pedestrian
ways.

The City of Chula Vista regards the north leg
of Riece Canyon as vital publie open space,
and recognizes the need for public participa-
tion in the maintenance, development, and
conservation of the subject territory. The
City does not regard the maintenance, devel-
opment, or conservation of other open space
within El Rancho del Rey as being, at the
present time, within the public charge. The
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latter should take the form of private open
space reserves, COMMoON greens, Open space
easements, or open space maintenance dis-
triets.

3.13.1.3 Open Space Element

The Chula Vista General Plan Open Space Element (1979) includes a map
which designates as open space areas all of the major canyons onsite and frontage along
Otay Lakes Road and Telegraph Canyon Road. Policies of the Open Space Element
which are applicable to the proposed projeet include the following:

° As hill Iands develop, canyons and steep slope
areas shall be preserved as open space to the
maximum extent feasible, thereby providing
a natural buffer and definition to developed
areas.

® The City will endeavor to develop a system
of hiking, riding, and bicyeling trails (in areas
such as the SDG&E power line easements) to
serve as links between major open spaces and
recreational areas, to make them readily ac-
cessible from all parts of the community.

3.13.2 Impacts
3.13.2.1 Parks and Recreation

As shown on Figure 2-5, the proposed Specifiec Plan Amendment ineludes

approximately 90.3 acres of land designated for Parks and Recreation. This represents
an inerease of 63.3 acres over the 27 acres of parks/recreation land within the project
boundaries under the adopted plan. The proposed parks and reereation land is oriented
as a "spine” which runs in an east-west direction over what is currently the north leg of
Rice Canyon. The recreational spine is intended to include active publie and private
recreational uses, in addition to commercially oriented recreational facilities such as
equestrian centers, health clubs, ete. The proposed amendment would permit up to
5928 dwelling units with a population of 15,295 assuming 2.58 persons per dwelling. Use
of the City's General Plan standard of 5 acres of neighborhood and community parks per
1000 population with 1 acre provided on an adjacent school site would result in a
requirement of 61.2 acres of neighborhood and community parks with 15.3 aeres of
adjacent school fields. The Specific Plan proposes 80.3 acres exclusive of school sites,
thus exceeding the City's parkiand standard.

The proposed project designates 656.9 acres for "open space/other" uses,
of which approximately 67 acres would be used for roads. The remaining acreage would

comprise natural open space, and landscaped open space, including manufactured slopes.
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According to the Specific Plan text (Cinti & Associates, 1984), the areas indicated as
open space are generally intended for more passive forms of open space uses. The
vegetation plan (Figure 2-7) provides some definition of the restrictions on urban intru-
sion into open space areas. The final use, ownership, and maintenance responsibilities
for open space area will occur during the SPA plan process. Open Space uses would
include agriculture, active and passive open space, natural open space, bodies of water,
public and private parks, community facilities, and other uses of a similar nature.

The adopted Specifie Plan ineluded open space which was primaf‘ily pas-
sive, natural areas, with some neighborhood park development within the project area.
The major feature in the open space system was the north leg of Rice Canyon, which
was to include a hiking trail that could be linked with a trail within the SDG&E ease-
‘ment. Public greenbelt areas were recommended adjacent to the natural bottom of the
center leg of Rice Canyon. Slopes adjacent to Otay Lakes Road and Telegraph Canyon
Road were to be retained in open space. The adopted Speecifie Plan parkland designa-
tions would not meet the City's standard for parks per population served. Additional
park areas would be required as part of subsequent Sectional Planning Area plans and
tentative maps during specific site development planning.

The proposed Specific Plan includes substantially more designated parks/
recreation land, provided primarily in the "eommunity spine" to be developed in the
north leg of Rice Canyon. This area is intended to serve as a foeus for the community,
including a variety of recreational amenities. The natural open space features within
the community are provided in the center leg of Rice Canyon and a hiking trail is
designated to be located in this open space. It would connect with the open space south
of East H Street, and link with a trail in the SDG&E easement. Other open space areas
are similar to the existing Specific Plan, such as along Otay Lakes Road and Telegraph
Canyon Road.

The development of the north leg of Rice Canyon is considered a benefi-
cial effect with respect to the parks/recreation amenities provided onsite. However,
the substantial fill required, and the aetive use of this area conflicts with the Open
Space goals of the General Plan and the adopted Specific Plan, and is considered a
significant impact of the proposed amendment.

3.13.3 Mitigation
No mitigation with regard to parks is required since an adequate acreage of
park-designated land is provided in the proposed Specific Plan. It should be noted that

commercially oriented recreational facilities are permitted within the parks/recreation
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category designated on the proposed Specific Plan. Development of excessive recrea-
tional commercial uses could impact the intent of the types of recreation uses called
for in the General Plan. Diseretionary review of future development plans will occur at
a later stage.

A signifieant impaet was identified due to filling of the upper leg of Rice
Canyon. Full mitigation of the loss of natural open space and canyon features of the
north upper leg of Rice Canyon would require a project redesign which does not alter
the ecanyon.
3.13.4 Analysis of Significance

The proposed Specific Plan amendment would result in the development of

the north leg of Rice Canyon, considered to be a significant impact of the project. Full
mitigation of this impact would require a project redesign featuring an alternative
grading secheme in which Rice Canyon is not used as a fill site for cut material.
3.14 WATER SERVICE
3.14.1 Existing Conditions

The Specific Plan area is located within the Otay Water Distriet's (OWD)
Improvement Distriet 22. OWD is one of 24 member agencies of the San Diego County
Water Authority. CWA imports 90 percent of San Diego County's annual water demand
via the Metropolitan Water Distriet (MWD). MWD derives its water from the Colorado

River and the California Aqueduct.

California’s water supply will be reduced by 600,000 acre-feet per year in
1985 when the Central Arizona Project diverts Arizona's entire allocation of Colorado
River water. In order to offset this loss, plans are being formulated to transport
additional water through the Sacramento delta. If approved, this project would com-
pensate for the loss of Colorado River water and enable the CWA to adequately serve
its member agencies through the year 2000.

The planning area is served by three water pressure zones (Figure 3-8).
Pressure Zone 710 serves onsite elevations over 450 feet above MSIL and comprises the
eastern portion of the planning area. The 710 Pressure Zone receives water by gravity
flow from a 20 inch water main connected to a three million gallon reservoir (22-1)
located adjacent to Telegraph Canyon Road, east of Otay Lakes Road. Water is also
pumped to the 710 Pressure Zone from a 0.75 million~gallon reservoir (5-1) loeated 2400
feet southwest of reservoir 22-1. Sixteen- and eighteen-inch water mains transport
water from this reservoir to and along Telegraph Canyon Road. Pressure Zone 621

serves locations in the project vieinity ranging from 360 to 450 feet above MSL in

3~-91




sz PRE, ARTERA, L,
4L LN
{ o Haw
LY IJM)IUIIIM i

-
7 /(ang

7
i
/"’-’f,//
o

&

.

/
w

PRESSURE ZONES

/

.

//’/

Ko
] Ciigy 1

) N

20 & 20

4000

FEET

FIGURE

3-8

Source: Cinti and Associates, 1/11/84

Water Facilities in the Project Site

Tt i
A
-|.-tl

PIRAE A P




—

elevation. Pressure Zone 621 comprises the majority of the central and western portion
of the planning area. Pressure Zone 621 receives water by gravity from reservoir 5-1
and 10.4 million-gallon Patzig reservoir located approximately 700 feet north of reser-
voir 5-1.

A limited area along the western margin of El Rancho del Rey is served by
Pressure Zone 485. Zone 485 serves elevations ranging from 150 to 360 feet above
MSL. Water flows to Pressure Zone 485 from reservoir 22-2. This reservoir has a
capacity of 1.0 million gallons and is located near East H Street in the central portion
of the planning area.

3.14.2 Impaets

A Water Supply Master Plan was prepared for El Rancho del Rey (Montgom-
ery, 1982) to define a phased planned development of a water system for the entire
El Rancho del Rey plan area and adjacent areas including Bonita Long Canyon Estates
and existing Improvement Districts 5, 10 and 22. The Master Plan identifies facilities
required for full development of the project area specifying sizes and locations of
pipelines, reservoirs, and pressure-reducing valves. A number of new water facilities
will be required to serve El Rancho del Rey and adjacent developments. These include
a 3 million-gallon reservoir (22-3) adjacent to the Second San Diego Aqueduct, and an
additional conneection to the aqueduet and transmission mains. Also, some existing
pipelines may need to be enlarged to meet the fire flow demands of the project. It is
antieipated that funding for the water facilities would be provided by loeal developers
and that the water supply infrastrueture will be provided consistent with the Master
Plan at the time of site developments.

The projected daily onsite water requirement under existing and proposed
land use designations is tabulated in Table 3-12. As shown in Table 3-12, the proposed
Specific Plan Amendment would increase the daily water demand by 1,197,946 gallons
(32 percent). No problems are foreseen in supplying water to the planning area provided
that the water facilities outlined above are constructed. However, due to the limited
availability of water throghout Southern California, measures to reduce water consump-
tion should be incorporated into all new developments.

All development within El Rancho del Rey will adhere to City of Chula Vista
and State of California policies and regulations regarding water conservation. These
include landscape techniques such as the utilization of drought resistant plants, drip
irrigation systems, subsurface multiporous tubing and moisture sensors. Other water
saving techniques include implementation of low-flow shower and faucet restrictors and
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toilet dams. These measures will help reduce water consumption within El Rancho del
Rey.
3.14.3 Mitigation

The provision of the water facilities outlined in the El Rancho del Rey Mas-
ter Plan (Montgomery, 1982) in conjunction with site development will enable OWD to
adequately serve the planning area. At the time SPA plans and tentative maps are
filed, specifie responsibilities for constructing the water system components should be
determined. If these facilities are provided, no adverse impacts would result in regard
to the provision of water onsite. The project has also incorporated water conservation
measures which will reduce the project's water requirement.
3.14.4 Analysis of Significance

The projeet would inerementally inerease regional water consumption, how-

ever, measures to reduce water consumption will be incorporated into the project. The
project would represent an insignificant impact to water availability. The water distri~
bution facilities outlined in the Water Supply Master Plan would adequately serve the
proposed land uses and provision of those facilities would avoid any significant impaets.
3.15 SEWER SERVICE
3.15.1 Existing Conditions

The City of Chula Vista provides sewer service in the projeet vieinity. The

City transports its sewage to the San Diego Metropolitan Sewage System (METRO)
which {reats and discharges sewage at the Point Loma Regional Plant. The City of
Chula Vista currently holds in excess of 19 million gallons per day capacity on the
METRO system.

The Supplemental Report prepared for the El Rancho del Rey Specific Plan
Amendment identifies four sewage drainage systems onsite. These include the Willow
Street system in the northwestern portion of the planning area, the Otay Lakes system
in the northwestern portion, the centrally located Rice Canyon system, and the Tele-
graph Canyon system comprising the area south of East H Street.

Existing sewer facilities in the planning area include a 15-inch sewer at
Telegraph Canyon Road and an 8-inch sewer at Allen School Lane (Figure 3-9). Addi-
tional sewer trunk lines are located in Otay Lakes Road, Telegraph Canyon Road and
East H Street west of the planning area. The residential neighborhood to the northwest

also contains several sewer lines.
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3.15.2 Impaets
The Willow Street, Otay Lakes Rice Canyon and Telegraph Canyon sewer

systems have adequate capacity to serve development within the northern and southern
margins of the planning area (Hutchinson, 1984). However, capacity in the conneeting
sewers is limited. Thus, an inerease in population could adversely affect the capaeity
of existing sewage infrastructure.

In order to determine whether the proposed project would generate sewage
in exeess of what could be accommodated by the Rice Canyon outfall, the proposed
population density was compared with the design capacity of the sewer. As outlined in
the Supplemental Report, the Rice Canyon Sewer was designed to serve an equivalent
population of 22,547 persons.

The City of Chula Vista calculates equivalent population, strictly for sewage

generation purposes, based on the following rates:

Residential Density Projected Population
(du/ac} {Persons/du}
4 3.38
6 2.66
8 2.50
12-20 2.30

Based on these generation rates, residential development under the proposed
Specific Plan would generate 15,153 residents. The equivalent of an additional 5558
persons would be generated by the proposed school, public facilities and employment
park land uses. Development according to the proposed Specific Plan Amendment
would thus generate a total equivalent population of 20,711 which is within the design
capacity of the Rice Canyon sewage infrastructure. This represents a population den-
sity of 12.4 persons per acre over g total area of 1673.5 acres.

The developer will be responsible for construction of the onsite sewage
infrastructure in accordance with the planned facilities. The phasing and detailed loca-
tion of sewer facilities will be established during subsequent review of SPA plans and
tentative maps. A recent study conducted by the City of Chula Vista on the Rice
Canyon Trunk indicated that a portion of the 15-inch line west of Hidden Vista Drive
would be under pressure during peak flows. Using these projections, a cumulative
impaet would occur with full buildout of areas utilizing the Riece Canyon Trunk, includ-

ing the proposed project.
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3.15.3 Mitigation

The only potential adverse impact to the City's sewage infrastructure would
be the 15-inch Rice Canyon Trunk west of Hidden Vista Drive, which is projected to
flow under pressure during peak flows. As buildout occurs in the area using the Rice
Canyon Trunk, it may be appropriate to monitor the flow to determine the need for and
timing of new improvements. This eould include a parallel sewer line for the segment
of the 15-inch trunk between Hidden Vista Drive and 1-805. The developer is currently
involved in four offsite sewer improvement distriets for the purpose of funding major
trunk lines and facilities that would serve the projeet site, and no additional mitigation
is necessary at this time.

3.15.4 Analysis of Significance
Adequate sewer facilities are planned to be available to serve the proposed

development although on a eumulative basis at buildout of the areas using the Riece
Canyon trunk, a portion of the line west of Hidden Vista Drive would flow under pres-
sure, and could require additional faeilities to accommodate peak flows. Construction
of the onsite sewer facilities at the time of actual development will avoid any signifi-
cant impacts.
3.16 SOLID WASTE DISPOSAL
3.16.1 Existing Conditions

Refuse collection would be provided onsite by Sani-Tainer, Ine., a private

disposal company {Massman, 1983). Fees for collection service are paid by each cus-
tomer. Rates would be based on individual contracts.

Project-generated waste would be taken to the Otay landfill located on Otay
Valley Road, 1 mile east of Highway 805. Opened in February, 1966, Otay landfill has a
projected service life through the year 2006. The landfill currently receives 900 tons of
refuse per day and has a remaining volume of 33,600,000 cubic vards (Solid Waste
Management Plan, 1982).
3.16.2 Impaects

Based on an estimated refuse generation rate of 60 pounds per dwelling unit
per week (San Diego County, 1978), the proposed 5928 dwelling units would generate
178 tons of refuse per week. This represents a 29 percent increase over what would be
generated under existing land use designations. Other land use modifications, including
the 93.4-acre employment park, would generate additional refuse as well. However,
this amount eannot presently be determined since the precise amount of development is

not known.
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The inereased solid waste resulting from the proposed land use modifications
would not adversely impact the collection service capabilities of Sani-Tainer, Inc.
However, disposal of project refuse would incrementally shorten the life of the Otay
landfill. Project waste would represent less than 3 percent of the refuse currently
disposed at Otay landfill and is not considered significant.

3.16.3 Mitigation

No mitigation is required for the proposed project. However, the California
Waste Management Board encourages the development of alternative disposal methods.
According to the San Diego County Solid Waste Management Plan, 96 percent of the
solid waste generated throughout the County is disposed of at eight existing landfills. It
is estimated that only three of these landfills, Borrego, Sycamore and Otay, will have
remaining capacity in the year 2000. Therefore, the County of San Diego is looking into
replacing or extending the lives of some existing landfills. However, as the technique
of landfilling becomes increasingly costly in economic and environmental terms, alter-
native solid waste disposal methods are being explored. The San Diego Energy Recov-
ery Project (SANDER) is a 1200 ton per day solid waste-to-energy facility currently
proposed for development at the Miramar landfill in the City of San Diego. SANDER is
expected to come on-line in the late 1980s. The implementation of alternative disposal
methods is beyond the eapability of individual projects, requiring a regional approach.
3.16.4 Analysis of Significance

The proposed Specific Plan Amendment would not significantly impact to

current solid waste disposal facilities but would represent an incremental reduction in

landfill eapaecity.
3.17 FIRE PROTECTION
3.17.1 Existing Conditions
Onsite fire protection would be provided by the Chula Vista Fire Prevention

Bureau. Depending on the location of an onsite fire, response would come from Fire
Station #2 currently located at 80 East J Street, or Fire Station #4, located at 861 Otay
Lakes Road. The response time to the project site would range from 1.5 to 5 minutes
depending upon the location of the incident within the site (Monsell, 1983).
3.17.2 Impacts

The proposed Specific Plan Amendment would increase the total develop-
ment on the project site, which would inerementally increase demand for fire protec-
tion services. This could result in an extended fire response time onsite (beyond the

eurrent 1.5 to 5 minutes). The optimum fire response time is 3 minutes or less (Monsell,



1984). Fire Station #2 is planned to be relocated to East H Street and Ridgeback Road,
nearer the project site, in the future and the eventual relocation of Fire Station #2
should improve the first-in response time (Monsell, 1983). No constraints are foreseen
in providing fire protection to development under the proposed Specific Plan Amend-
ment. The proposed amendment would not represent a significant adverse impact to
fire protection services.
3.17.3 Mitigation

None required.
3.17.4 Analysis of Significance

Development under the proposed Speecific Plan Amendment would not repre-

sent a significant adverse impact to fire protection services.
3.18 POLICE PROTECTION
3.18.1 Existing Conditions
The Chula Vista Police Department provides police protection in the project

vieinity. The Department operates out of a single station located at 276 Fourth Avenue
in Chula Vista.

The project site is located in an area designated "Patrol Beat 32" by the
Department. Beat 32 is patrolled by one 24-hour squad car which is broken into 3 one-
man watches. The average police response time in Patrol Beat 32 is 4.5 minutes on
priority calls and 20 minutes on routine calls (Winters, 1983). Optimum response times
are normally eonsidered to be 3 minutes for priority calls and 15 minutes for routine

calls.

3.18.2 Impaets

It is anticipated that potential development of the project site under pro-
posed land use designations will not ereate an unusually high demand for police services.
Current police staffing levels are adequate to serve the existing population within
Beat 32, however, any increase in the City's population would reduce the Police Depart-
ment's service capabilities. Although onsite development under the proposed Specific
Plan Amendment would not singularly impact police services, the ecumulative effect of
this and other similar developments would eventually require splitting Beat 32 in two
and employing additional patrol officers and Investigative Division staff (Winters, 1983).

The proposed land use designations would allow a greater intensity of devel-
opment than is allowed by the existing Specific Plan. The employment center and the
additional 1708 residential units that would result from the Specific Plan Amendment

represent the most substantial differences between the two Plans. However, the
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potential changes resulting from these ineremental inereases in onsite population would
not directly affect police protection services.
3.18.3 Mitigation

Whether or not the proposed Amendment is approved, development of this
and other similar projects would result in a significant cumulative adverse impaet to
law enforcement services. Mitigation of this impaet is beyond the control of the devel-
oper. However, the Chula Vista Police Department anticipates that as development
progresses, it will to add employees and equipment to the police force, as necessary.
3.18.4 Analysis of Significance

It is anticipated that additional police staff would ultimately be added in

response to new development. Therefore, no significant impacts would ocecur as a result
of development.
3.19 ENERGY CONSUMPTION AND CONSERVATION
3.19.1 Existing Conditions

The Specifie Plan Area is presently undeveloped and does not generate an
energy requirement. San Diego Gas & Eleetric Company (SDG&E) would provide natu-

ral gas and electricity to development of the project site.
3.18.2 Impaects

As shown on Table 3-13, development according to the proposed Specific
Plan Amendment would generate a daily rquirement for 230,938 kilowatt hours (kWh) of
electricity and 14,671 therms of natural gas. This represents a 33 to 38 percent
inerease in energy over what would be consumed under the existing Specific Plan.

Based on an average daily trip generation rate of 73,900, an average fuel
consumption rate of 24 miles per gallon (mpg) and an average trip length of 5.8 miles
(SANDAG, 1984), the proposed Amendment would generate a requirement for 17,859
gallons of fuel per day. This represents a 67 percent increase over what would be
consumed under existing land use designations.

Pursuant to regulations filed with the Public Utilities Commission, SDG&E
will provide natural gas and electricity to the planning area. This is contingent upon
the continued availability of fuel and government approval of new facilities construe-
tion. It is also anticipated that motor vehicle fuel will be available onsite. Thus, no
adverse impacts to energy suppliers would result from project implementation. How-
ever, due to the uncertain and finite availability of fossil fuels, any inerease in energy

consumption represents an incremental adverse effeet to regional energy consumption.
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In order to minimize onsite energy consumption and reduce the project's
effect on energy resources, measures to conserve energy should be implemented wher-
ever possible. Certain measures, such as siting residences to maximize solar access and
installing weatherstripping, caulking and insulation are required by law and would be
incorporated in development within El Rancho del Rey. Other energy saving measures
such as developing attached housing to reduce the number exterior walls, siting build-
ings to reduce the impact of wind and implementing landscaping which provides shade in
summer and full sun in winter are incorporated into the Specific Plan. Additional
energy-saving measures will be promoted ineluding utilization of double pane windows,
skylights, pilotless gas appliances and flourescent lighting.

3.19.3 Mitigation

Development of the project would not have a signifieant negative impact on
regional energy supplies by itself, but it would result in an ineremental increase in
regional energy consumption. Measures to reduce energy consumption will be incorpor-
ated into development projeets within the Specific Plan wherever possible and no other
mitigation is considered necessary.

3.19.4 Analysis of Significance

Implementation of the conservation measures cited above will reduce onsite
consumption and help preserve energy resources. Thus, the projeet would not represent
a significant impact to energy resources.

3.20 SOCIOECONOMICS
3.20.1 Existing Conditions -

Population
Based on SANDAG's 1984 Housing Study for the City of Chula Vista, the

City of Chula Vista had a total population of 83,927 according to the 1980 Census
(SANDAG, 1984:27). This population aceounted for 4.5 percent of the 1,861,846 people
in the San Diego Region. From 1970 to 1980, the City of Chula Vista has increased in
Population by 16,026 people. The San Diego Region has increased by 50,399 from 1970
to 1980. The Chula Vista General Planning Area (GPA) had an estimated population of
116,700 in 1980; GPA areas outside the City of Chula Vista had a population of approx-
imately 32,800,

In 1984, the City of Chula Vista had a total population of 89,370 (SANDAG,
1984:27), This population accounted for 4.4 percent of the 2,040,888 people in the San

Diego Region in 1984,
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Estimated population for the year 2000 for the City of Chula Vista is
102,100 people, an inecrease of 12,730 people from 1984, or a 14.2 percent increase.
Estimated population for the year 2000 for the San Diego Region is 2,699,200 people, an
increase of 658,312 people from 1984, or a 32.2 percent increase. The population
growth of the City of Chula Vista accounts for 1.9 percent of the San Diego Region
population growth for the year 2000 (SANDAG, 1984:49).

Housing

Housing within the City of Chula Vista consisted of 33,021 housing units as
of 1984 (SANDAG, 1984:14). Housing within the San Diego Region consisted of 764,122
housing units as of 1984. The City of Chula Vista's housing units represent 4.3 percent
of the San Diego Region's housing. Of the City of Chula Vista housing units, single-
family homes represent roughly 57 percent of all dwelling units within the ecity
(SANDAG, 1984:17). The vacancy rate for dwelling units within the city is approx-
imately 1.4 percent for 1983 (SANDAG, 1984:24).

Based on SANDAG's 1984 Housing Study for the City of Chula Vista,
between 1984-2000, occupied housing will inerease by approximately 6779 units to a
total of 39,800 units (SANDAG, 1984:49).

Employment

Median household income within the City of Chula Vista during 1980 was
$17,997, which was roughly 5.2 percent higher than the San Diego Region of $17,107
(SANDAG, 1984:33). Within the City of Chula Vista 8.3 percent of the work force are
military personnel. Military personnel represent 3.6 percent of the total City of Chula
Vista population.

Assuming population within the Chula Vista GPA will increase in the year
2000 to 185,700, then the following employment projection can be made. Non-military
employment would increase from 34,409 in 1978 to 97,139 by the year 2000, This would
represent an additional 22,730 non-military workers, or an increase of 66 percent in the
labor force within the Chula Vista GPA by the year 2000,

The existing Specific Plan offers few employment opportunities. Neighbor-
hood convenience centers and schools offer the only onsite jobs aside from mainly
temporary ones associated with project development.

3.20.2 Impaets
Population

The proposed El Rancho del Rey plan would allow a maximum of 5928
dwelling units to be developed onsite, 1708 units more than the adopted plan. Based on
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& population generation rate of 2.58 persons per unit (SANDAG, 1984), full development
gecording to the proposed plan would ultimately result in 15,294 people residing on the
project site (see Table 3-14). Of this total site population, approximately 4406 resi-
dents would be added as a result of the proposed project (1708 units x 2.58 persons/
unit).

In 1984, population within the City of Chula Vista is estimated to be 89,370
and by the year 2000, to be 102,100 (SANDAG, 1984). The increase of 4406 to the
Chula Vista population associated with the proposed plan represents approfcimately
34.6 percent of the projected city growth for the year 2000. However, not all develop-
ment within the El Rancho del Rey plan area is projected to be built out by the year
2000, and a later completion date would most likely decrease the ratio of project
population to eity-wide population. No adverse population impacts are anticipated as a

result of the proposed project.

Table 3-14

POPULATION PROJECTION - EL RANCHO DEL REY

Estimated Population

Dwelling Units Dwelling at 2.58 Persons
Per Acre Units Acres Per Dwelling Unit
0.1-4 571 148.86 1,473
5-8 2,185 360.9 5,586
7-8 611 76.4 1,576
9 - 12 1,897 159.6 4,894
13-20 684 35.9 1,765
TOTAL 5,928 781.4 15,294
Housing

The Specific Plan Amendment would allow for the development of 5928
units on 781.4 acres over a period of approximately 20 years. The plan proposes an
inerease in the number of residential units from 4220 to 5928, a decrease in the number
of residential acres from 940.6 to 781.4 acres, and a density increase from 4.5 dwelling
units per acre (du/ac) to 7.6. These changes reflect a 40 percent inerease in housing
units, a 16.9 percent decrease in residential acreage, and a 69 percent increase in resi-
dential density. Specifically, the number of a low-density single-family residential

units would decrease while higher-density development would become more prevalent.
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By providing more multi-family residential units, the new plan is more responsive to
market conditions for housing. Purchases of single-family dwelling units are giving way
to an increased demand for attached multi~family residences such as the ones indicated
below in the greater than 4 du/ae categories. The decrease in single-family residential
units would not, therefore, represent an adverse impact, but would provide a more
appropriate reflection of actual market demand.

Based on the SANDAG 1984 Housing Study for the City of Chula Vista,
El Rancho del Rey would comprise approximately 14.9 percent (5928 units) of the total
39,800 estimated housing units in the City of Chula Vista for the year 2000.

Employment

The Specifie Plan Amendment proposes development of an employment park
on both sides of East H Street and encompassing approximating 93.4 acres. The park
would be buffered on the north, south and west by open space. Adjacent to the north-
east border of the park would be residential development built to a density of 12 dwell-
ing units per aecre.

Development of the park would represent a significant increase in employ-
ment opportunities, as the existing plan offers only school-related employment, a very
low employment generator and convenience store jobs. The employment park would
serve industrial, office and commercial support uses. Light industry generates
25 employees per acre, office generates 55 employees per acre and commercial gener-
ates 36 employees per acre. Since a breakdown of land use types within the employ-
ment park has not yet been formulated, a worst-case scenario of light industry land use
was assumed for purposes of analysis. At a low employment generation rate of
25 employees per acre, 2335 jobs would be available in the employment park. The jobs
the park would generate represents a significant increase to employment opportunities
under the proposed Specific Plan. These jobs would be filled by the projected increase
in population in the Chula Vista Planning Area, which is, in part, attributable to the
inereasing number of El Rancho del Rey residents. The growth in employment potential
may be considered a beneficial impaet.

3.20.3 Mitigation

No significant impaets would be associated with the proposed Specific Plan

Amendment, thus not mitigation measures are necessary.
3.20.4 Analysis of Significance
No significant sociceconomic impacts would result from the proposed Spe-

cifie Plan Amendment.
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SECTICN 4
ALTERNATIVES

The analysis of the proposed El Rancho del Rey Specifie Plan amendment iden-
tified areas of significant impacts which cannot be mitigated to insignificance. These
include (1) biological impacts resulting from the elimination of natural habitat, includ-
ing sensitive speecies; (2) landform alteration involving filling of the north leg of Rice
Canyon; (3) cumulative effects of air quality degradation due to growth beyond that
antieipated in regional forecasts used in air quality planning; and (4) elimination of the
natural open space of the north leg of Rice Canyon. Alternatives which would reduce
or eliminate these adverse effects are addressed below.

4.1 NO PROJECT (EXISTING SPECIFIC PLAN) ALTERNATIVE

This alternative would involve retaining existing land use designations of the

a_c%lopted Specific Plan for the property as shown on Figure 2-4A. This plan ineludes
predominantly residential uses at lower densities, and development would not meet
current market demands. Additionally, the community would be less balanced than with
the proposed or alternative specifie plans, since there would be no Employment Park
uses. However, the adopted plan would retain substantially more natural open space
acreage, particularly in the northern portion of the area, including the north leg of Rice
Canyon and the canyon area in the northwest. This avoids land use, topographic altera-
tion and biological resources impacts associated with the filling that would oceur with
the proposed project. Significant air quality impacts would also be eliminated with this
alternative since forecasts utilized the adopted plan in the assumptions. The implemen-
tation of the adopted plan would have adverse effects associated with grading, and the
potential need to export approximately 3 million cubic yards of cut material. This
would require substantial construction traffic, which could have secondary impacts
(such as noise and air quality) depending on the location of the offsite fill area(s).

Other effects of the adopted plan would be the same or similar to those dis-
cussed for the proposed project in Section 3. These would include cultural resources,
paleontological resources, geology and soils, hydrology and water quality. Potential
noise impacts could oeccur adjacent to roadways, and subsequent analysis would be
required at the SPA plan stage to determine any required mitigation. Ultimate devel-
opment under the adopted plan would be subject to specifie site plan review and details

regarding specifiec project-related impaets would be addressed at that time.



4.2 ALTERNATIVE SPECIFIC PLAN AMENDMENT

During the preliminary planning process for the El Rancho del Rey project an
Alternative Specific Plan was developed in conjunction with City staff, which retains
the north leg of Rice Canyon as natural open space, similar to the adopted plan, but

incorporates changes in land use mix and inereases intensity similar to the Proposed
Plan Amendment. The following analysis presents the potential impaets that would be
associated with the Alternative Specific Plan emphasizing areas of difference between
each of the plans.

Projeet Desecription

The Alternative Specific Plan would encompass the same area as the proposed

projeet, including 1673.5 acres of which 1582 acres are owned by The Gersten Com-
panies, and the remaining 91.5 acres are under various private ownerships. The land use
designations are shown on Figure 4-1 and listed in Table 4-1. The designations for the
"out parcels" under this alternative would be the same as the Proposed Plan Amend-
ment.

Density categories for residential uses would be changed as planned by the
proposed project. The total number of units permitted by the Alternative Plan would be
5952, whieh is slightly higher than the Proposed Plan's 5928 units. The total acreage of
residential uses would decrease slightly (from 781.4 to 768 acres) resulting in an
increased overall residential density (from 7.59 du/ae to 7.75 du/acre).

Nonresidential designations would also be changed. The employment park use
would increase slightly (from 93.4 to 100.1 acres) and the Publiec Faeilities acreage
would be reduced. The Alternative Plan would provide less parks/recreation area, but
would increase the acreage of open space. This change is reflective of the retention of
the north leg of Rice Canyon as natural open space in the Alternative Plan.

The land uses north of the north loop road and adjacent to Ridgeback Road are
the same as the Proposed Plan, including 4 du/ac and 6 du/ac densities. South of the
north loop road and north of Rice Canyon, the 6 and 8 du/ac categories are retained,
but the distribution is modified to include the 8 du/aec designation lining the eanyon
edge. The school and park sites which are shown within the north leg of Rice Canyon on
the Proposed Plan would be located adjacent to the loop road in the Alternative Plan.

Uses adjacent to the south loop road are largely similar to the Proposed Plan
with development at 8 and 12 du/ae. The center leg of Rice Canyon is shown as open
space in both plans, although the eastern end adjacent to the SDG&E easement would be
graded for residential development under the Alternative Plan.
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The Employment Park along East H Street would be retained under both plans,
and the residential development would increase in density from 12 du/ac under the
Proposed Amendment to 20 du/ac under this alternative. The area east of the SDG&E
easement would have designations similar to the Proposed Planm, except that the large
park/recreation site would be developed with residential uses (12 du/ac) and the park/
recreation would be located in two areas of the power line easement.

South of East H Street and north of Telegraph Canyon Road, land use designa-
tions would be identical under the Proposed and Alternative Plans, with one exéeption.
The residential parcel at the northwest corner of Telegraph Canyon Road and Paseo
Ranchero would be developed at a density of 8 du/ac under the Alternative Plan, rather
than 20 du/ac as proposed.

The circulation system for this Alternative Plan would be the same as the
Proposed Plan including the loop road system in the northern area, rather than the more
grid-like system of the Adopted Plan.

Environmental Analysis

Land Use: The Alternative Specific Plan Amendment differs from the Pro-

posed Amendment by altering land use designations and densities. The most substantial
change would be the expansion of natural open space within the north leg of Rice
Canyon by approximately 72 acres. This alternative design, similar to the design of the
north leg of Riee Canyon in the Adopted Plan, is intended to avoid the impacts created
by partially filling the canyon and designating parks, recreation and school land uses
within the canyon. Impacts oecur here with the filling of the land, since, according to
the existing El Rancho del Rey Specific Plan of 1978, development should proceed in a
manner which protects the topographie character of the area. The Alternative Amend-
ment would retain the canyon in a natural open space condition. The Alternative Plan
would preserve less of the canyon than the Adopted Plan, by developing the eastern
portion of the eanyon, east of the loop road. The western end would also be disturbed
by placement of the loop road, the collector road from East H Street and parks/recrea-
tion designation. This alternative would retain the open space connection between the
north and center legs of Rice Canyon at the western end, but would not be linked at the
SDG&E easement.

The placement of residential areas north of Rice Canyon under the Alternative
Plan would be substantially different from the Proposed Plan. Rather than following
the ecanyon topography, the 8 du/ac areas could create a straighter, more continuous

border of development at the eanyon interface. There is a potential for isolating the
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canyon area rather than making it a community feature. The interface between the
residential and open space uses should be reviewed at the time of subsequent project
design.

Under the Alternative Amendment the combined average density of the 12 and
20 dwelling units per acre designation would be 14.23 du/ae, up from 12.99 du/aec under
the Proposed Amendment. The lower density designations of 4, 6 and 8 dwelling units
per acre would experience a similar inerease, from 5.81 du/ae under the Proposed
Amendment to 6.06 du/ac under the Alternative Amendment. Impacts direetly associ-
ated with higher density, such as traffie, public services, air quality, fiscal considera-
tions and energy conservation are evaluated in their appropriate sections elsewhere.
Since the main concern of the existing El Rancho del Rey Specific Plan (1978) regarding
density appears to be that a minimum density is attained, the Alternative Amendment
would comply with this intent.

The Alternative Amendment, in increasing the density and natural open space,
makes several other land use designation changes that are illustrated in Figure 4-1 and
described in the Project Description seetion. Although no impaects are created by these
changes, it is within the scope of each Sectional Planning Area (SPA) to assure the
development of compatible uses in continuous land use designations.

Traffie: Total ADT projected for the project area would be decreased slightly
under this alternative. The total trips would be 71,200 compared to 73,900 for the
Proposed Plan. This is still substantially higher than the Adopted Plan {44,100 ADT).

Development acecording to this Alternative Plan would result in a minor
decrease in trips on the roadway system, but overall there would be no significant
difference between the Proposed Plan and the Alternative Plan in terms of traffic
issues. The improvements and mitigations required would be the same for both plans
(see Section 3.2.3).

Fiseal: Implementation of the alternative plan would provide substantially
more net funds to the City than the adopted plan, and slightly more than the proposed
plan as shown in the following table.

4-7



NET FISCAL CONDITION

(Revenues less expenditures)

Adopted Proposed Alternative
Year 5 224,581 622,441 708,819
Year 10 497,916 1,372,018 1,484,464
Year 15 957,883 1,706,387 1,752,379
Year 20 1,254,934 2,080,658 2,124,282
Cumulative 11,850,000 24,200,000 25,550,000
(yrs. 1-20)*

*These are approximate totals (50,000 + or -).

The revenues for the above ecaleulations inelude the operating funds and
exclude the Gas Tax Fund and the Revenue Sharing Fund. Inelusion of those two
sources would add about $1.5 million based on eurrent estimates, to the proposed and
alternative cumulative totals.

The impact would be to make available to the City significantly more funds
for their budget with both the alternative plan and the proposed plan than with the
adopted plan.

Biological Resources: The Alternative Spécific Plan has two major differences

from the proposed Plan. The largest difference and most important biologically is the
retention of the bottom of the north leg of Rice Canyon in a natural state. The other
difference is the breaking of the natural open space linkage of the eanyon south of Rice
Canyon with the powerline easement. Smaller differences between the Plans inelude
less natural open space at the east end of the north leg of Rice Canyon and a slight
increase of south-facing slopes in the north leg of Rice Canyon in the Alternative Plan.
Overall the Alternative Plan would have fewer biological impacts than the
proposed Plan, not only in the amount of additional natural habitat retained (approxi-
mately 30 acres} but in the diversity of habitats protected. The difference of aproxi-
mately 30 acres belies the significance between the two Plans. Additional south-facing
slope habitat for Viguiera laciniata, Opuntia parryi var. serpentina, Selaginella cineras-

cens, Ferocactus viridescens, Black-tailed Gnateatcher and Cactus Wren, eanyon bot-

tom habitat for Ambrosia pumila, Artemisia palmeri, Ericameria palmeri ssp. palmeri,

and grassland habitat for Acanthomintha ilicifolia, Muilla elevelandii, and Fritillaria

biflora is protected by the Alternative Plan in the north leg of Rice Canyon. Some low
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serub habitat (approximately 9 acres) is lost in the connection of the more southern
canyon to the powerline easement in the Alternative Plan, but this interconnection is
not as important as preserving more habitat within the north leg of Rice Canyon. The
Alternative Plan is substantially better biologically than the proposed Plan.

The Alternative Plan is still less acceptable biologically than the adopted Spe-
cifie Plan. The adopted Plan retains a significant amount of acreage in a more contigu-
ous pattern and it is considered a more viable open space complex capable of absorbing
the effects of surrounding urbanization. The differences between the Alternative Plan
and the adopted Plan are considered eumulatively significant. The Alternative Plan
retains the two road crossings of the north leg of Rice Canyon as in the proposed Plan.
These crossings and the breaking up of open space continuity in the eanyon south of
Rice Canyon are considered adverse effects of the Alternative Plan. The Alternative
Plan also reduces the tributary canyon acreage extending north off the north leg of
Rice Canyon over both the adopted and proposed Plans. These tributary canyons usually
contain denser cover for wildlife and such areas are particularly important when the
main canyon will be increasingly utilized by wildlife as the adjacent properties are
developed. These elements along with the reduced retention of open space is the
northwest corner of the property combine to create a significant effect.

The Alternative Plan could be modified to overcome these deficiencies to
mitigate biological effects. This could include measures such as providing oversized
culverts where major roadways cross canyons to allow wildlife movement.

Cultural Resources: The Alternative Plan would have the same effects as the
Proposed Plan on cultural resources (see Section 3.5). The six sites identified on the
property would be adversely affected by ultimate site development and a program of

testing and mitigation would be required prior to grading.
Paleontological Resources: Paleontological resources have been identified on

the El Rancho del Rey property (see Section 3.6). The geologic unit known as the San

Diego Formation of the upper Pliocene contains the largest and most varied assemblage
of Late Pliocene marine vertebrates found in North America to date. Grading, as
suggested by either the Proposed or Alternative Specific Plan Amendment, will signifi-
cantly impact these fossil materials. Thus the same mitigation measures that are
required for the Proposed Amendment will be required of the Alternative Amendment
{see Section 3.5.3).

Geology/Soils:  Several geological and soil-related impacts were identified

with development of El Rancho del Rey (see Section 3.7). All could be mitigated to




insignificance with proper design incorporated in the early phases of project develop-
ment. However, an analysis of geological and soil-related constraints cannot be consid-
ered complete until a subsurface geotechnical investigation is conducted. Therefore, a
detailed subsurface soil and engineering geology investigation should be conducted to
provide grading, foundation, and contruction recommendations prior to final project
design. This mitigation program, as outlined in Section 3.7.3, would be necessary for
the Alternative Specific Plan Amendment as well as the Proposed Amendment.
Hydrology/Water Quality: Runoff from ultimate development under the Alter-
native Plan would be similar to that of the proposed project. Slightly more natural open

space would be retained by the alternative, although no substantial variations in runoff
quantities are anticipated. The drainage facilities in the project area are planned to be
sized in accordance with the flows assumed by the Fogg study. Future study of hydro-
logical characteristies will be necessary at the individual SPA plan and tentative map
stage, but no significant impaets are anticipated and no changes in sizing of planned
drainage facilities would be required.

The Alternative Plan development will result in a change in the types of con-
taminants due to urban development of the property just as under the Proposed and
Adopted Plans. No significant water quality impacts would be associated with the
Alternative Plan.

Landform/Aesthetics: The development of El Rancho del Rey will require
substantial landform modification to accommodate urban development. The Alterna-
tive Plan would require more cut and fill than the Adopted Plan (and slightly less than
the Proposed Plan) with grading balanced onsite. The Alternative Plan, in retaining

most of the north leg of Rice Canyon as natural open space, would involve less topo-
graphic alternation than the Proposed Plan, and would avoid the significant impact
identified for the Proposed Project.

Air Quality: The increased density of the Alternative Plan would be similar to
the Proposed Plan, and would exceed the assumptions used in formulating air quality
plans. Total 1985 emissions from all development under the Alternative Plan would be:
Carbon monoxide - 753 tons/year; Reactive Hydrocarbons -~ 163 tons/year; and Oxides
of Nitrogen - 167 tons/year (compare to Table 3-10). This inerease in emissions (pri-
marily from vehieular sources) would be significant on a regional cumulative basis. The
Alternative Plan includes a mixture of land uses similar to the Proposed Plan whieh
creates a more balanced community than the Adopted Plan. This will eontribute to a

reduction in total vehicle miles traveled, and a corresponding reduection in emissions.
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Specific tacties to minimize air emissions ean be incorporated into detailed SPA plans
and tentative maps at the time of these future approvals (see Section 3.10.3).

Noise: Potential noise impacts would ocecur for residential, school and park
development within the 65 dB CNEL contour, office development within the 70 dB
CNEL contour, and industrial and commerical development within in 75 dB CNEL con-
tour as indicated in Table 3-11. Subsequent noise analysis would be required at the SPA
plan level in these areas, and implementation of mitigation (such as setbacks or bar-
riers) could be necessary. The Alternative and Proposed Plans would not have sub-
stantially different impacts related to noise.

Schools: The Alternative Plan designates school sites in locations equivalent
to the Proposed Plan. However, the potential school site located in the proposed com-
munity spine would not be included in the Alternative Plan. Specific requirements for
school facility siting, sizing and phasing will need to be coordinated with the school
distriets at the time SPA plans are prepared, in order to avoid potential impacts.

Parks/Recreation/Open Space: The Alternative Plan would include less recre-
ational park land (30.9 acres) than the Proposed Plan (90.3 acres) but slightly more than
the Adopted Plan (27 acres). The designated parkland on the Alternative Plan would not
meet the City's parkland standard. However, as individual SPA plans and tentative

maps are filed, parkland acreage would be required to be provided in accordance with

the City standard. The acreage of natural open space is greater than the Proposed Plan
and similar to the Adopted Plan's concept for retaining the north leg of Rice Canyon
undeveloped. The Alternative Plan would conform with the open space goals of the
General Plan, and avoid significant impaets assoeiated with development of the north
leg of Rice Canyon as indicated in the Proposed Plan. The Alternative Plan would
eliminate the beneficial effeets of the eommunity spine in providing a central foeus for
the community.

Water: Development according to the alternative plan would generate a
demand for water of approximately 3,798,710 gal/day. This is only slightly higher (an
increase of 4654 gal/day) than the proposed plan (3,794,056 gal/day). This would repre-
sent a portion of the regional demand for water. The water distribution facilities
needed to serve the alternative plan uses would be the same as the proposed plan and
would have to be in accordance with the Water Supply Master Plan (see Section 3.14.2).
The incremental incerease in consumption would not be significant, and if the required

facilities were provided, no adverse impacts to water supply would oceur.
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Sewer Facilities: The alternative plan would have the same equivalent density
(12.4 persons/acre) as the proposed plan and effects on the sewer facilities would be as
deseribed in Section 3.15.2. The project-related sewage flows would represent an incre-
mental increase on a cumulative, regional basis. New sewer facilities and connections

would be required in the immediate area to serve the project development, and would
aveid any significant impaects.

Solid Waste: Based on the generation rates listed in Section 3.16.2, and the
alternative plan uses, a total of 178.6 tons/week of solid waste would be generat'ed from
the residential areas of the site. This would result in an incremental reduction in
landfill eapacity on a cumulative, regional basis, and would be substantially the same as
the proposed project.

Fire Protection: Development under the alternative plan would be the same as

the proposed project. An incremental inerease in demand for fire protection services
would occur as the specifie plan area built out, but no significant impacts would result.
Police Protection: Additional staff and equipment would be required to serve

the added population as development oecurs, but the incremental increase in demand
would not be significant. The effects of the alternative plan development on police
protection would be similar to the proposed plan.

Energy: Energy requirements for the alternative plan would be similar to the
proposed plan, total projected energy use would be 229,443 kWh/day of electrieity,
14,728 therms/day of natural gas, and 19,669 gal/day of fuel for vehicular use. No
unique or unusual demand would be associated with the projeet development and no
mitigation measures would be necessary. Conservation measures should be imple-
mented at the specifie projeet level to minimize energy use to the extent feasible.

Socioeconomies: No substantial differences exist between the alternative and

proposed plans. Population would increase slightly under the alternative plan due to the
increase in total dwelling units (from 15,294 to 15,356). The alternative plan provides
more multi-family units than the adopted plan, which is more consistent with current
market demands. The Employment Park use is also retained in the alternative plan to
provide onsite employment and a more balanced community. No significant impaets
would be associated with this issue.

4.3 NO DEVELOPMENT ALTERNATIVE

This alternative would involve leaving the property in its eurrent, undeveloped

condition. If no development ocecurs on the site at this time, the potential adverse
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impacts associated with the project would be avoided. However, the property is desig-
nated and zoned for urban development, and this alternative would not implement the
City's General Plan. Beneficial effects associated with development, including the
provision of housing and employment opportunities, would also not be achieved. The
potential for development in aecordance with the adopted Specific Plan would remain

unless & General Plan Amendment or zone change were initiated.
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SECTION 5
UNAVOIDABLE SIGNIFICANT ENVIRONMENTAL IMPACTS

The proposed Specific Plan Amendment will change the land use designations on
the El Rancho del Rey property. Development aceording to the proposed plan would
have significant impacts which ecannot be reduced to an insignificant level if the project
is implemented. These are described below.

Biological Resources

The proposed projeet would result in the elimination of existing sensitive habitats
and species within the project area. This loss ean be partially mitigated through the
retention of natural open space as shown on the plan, and the proposed revegetation
program. However, mitigation to insignificance could only be achieved with an alterna-
tive that retained additional sensitive habitat (see Section 4 for specifie alternatives).

Landform

The filling of the north leg of Rice Canyon would not conform with the General
Plan goals for maintaining this eanyon in its natural condition. This significant impaet
can only be mitigated through design alternatives that would not require filling of the
eanyon.

Air Quality

Inereased density and population associated with the proposed plan amendment
would exceed the projections anticipated by regional forecasts used in air quality plan-
ning. On a cumulative basis this could adversely affeect the attainment of air quality
goals in the San Diego region. Mitigation measures are available to reduce project
generated emissions, but if development is not reduced elsewhere in the region to offset
the projeet increase, the impaet eannot be mitigated to insignificance.
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SECTION 6

RELATIONSHIP BETWEEN LOCAL SHORT-TERM USE OF THE
ENVIRONMENT AND THE MAINTENANCE AND ENHANCEMENT
OF LONG-TERM PRODUCTIVITY

The proposed Specific Plan Amendment and ultimate development would change
the land use onsite from primarily low-density residential designations to a higher den-
sity mixed residential project with opportunities for employment, educational and
recreational uses in an area that is growing rapidly.

The General Plan designates the property for uses as indicated by the adopted
Specifie Plan, thus envisions the long-term use of this site for urban development. The
key difference with the proposed amendment involves the development of the north leg
of Riece Canyon. The proposed fill in this canyon would preclude the long-term use as
natural open space, and retention of biclogical habitats as encouraged by the General
Plan. The proposed project would provide recreational use in this area, while retaining
smaller areas of natural open space in other portions of the plan.

The following discussion is a summary of the project-related impacts that are
significant on a cumulative basis (when combined with other existing, approved, and
reasonably foreseeable future projects). A more detailed impact analysis for each issue
is included in Seection 3 of this EIR. Please refer back to the appropriate subsection for
the complete analysis.

Traffie Circulation _

The total project traffie in combination with 1995 development within the eastern

Chula Vista area was evaluated in a travel forecast and the traffic analysis for this
project. The impacts associated with cumulative traffic were identified, and the road
improvements needed to accommodate the total traffic generation were identified. All
of the cumulative impaets can be mitigated to insignificance if the road improvements
are provided in eonjunction with need. The improvements required for the proposed
project will be provided at the time specific development projects within the plan area
are processed.

Air Quality

The San Diego Air Basin currently exceeds air quality standards. In order to meet
air quality goals, a State Implementation Program (SIP) has been developed based on
projected growth in the region. The proposed projeect would execeed the assumptions
used in developing the SIP, and represents an increase beyond planned regional growth,
project-related emissions would have an ineremental, cumulative impaect on regional air

quality.
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SECTION 7

IRREVERSIBLE ENVIRONMENTAL CHANGES THAT WILL RESULT
FROM THE PROPOSED PROJECT

Implementation of either the adopted or the proposed project would commit the
project site to long-term urban development (residential, employment park, recrea-
tional, educational and public facilities uses). Development of the project site will
require commitment of several types of limited resources for both actual construction
and long-term operation. These include such resources as lumber and other forest
produets, sand and gravel, asphalt, petrochemical construction material, various metals,
equipment and fuels. Many of these nonrenewable or nonrecyeclable resources and their
consumption represents a minor addition to the cumulative use of such resources
nationwide.

Development of the site would result in an increased incremental demand on
enefgy and water resources, waste water treatment facilities, solid waste disposal ser-
vices, and eommunity servieces such as police and fire services. Grading of the site for
development would alter the existing site topography and ambient noise levels in the
project viecinity would increase due to higher traffic volumes as well as other noise

sources associated with urban activities.



SECTION 8
GROWTH INDUCING IMPACT OF THE PROPOSED ACTION

This section considers the ways development of the site could encourage economie
or population growth, either directly or indirectly, in the surrounding environment. The
considerations in this section include project effects on the location, extent or timing
of growth in the area.

The projeet site is currently designated for urban levels of development as indi-
cated by the adopted Specific Plan and is surrounded by developed or approved residen-
tial projects. There are circulation element roadways bordering and crossing the prop-
erty which provide excellent access to the site. The proposed project would require the
development of an internal roadway network, but no new offsite roadway extensions
would be necessary. Improvements to the eirculation system will be in conformance
with those needed to serve total 1995 traffic for planned developments in the eastern
Chula Vista area and would not be growth indueing.

The project would also require onsite facility improvements including water and
sewer infrastructure, schools and other public services. The increased project density
proposed by the amendment would not require changes in the sizing of existing and
planned infrastructure improvements, thus no new unanticipated growth would be
accommodated as a result of this project.

Based on the project's location in the City of Chula Vista, within an area which is
currently developing, and whiech has been planned for urban development, no new
unanticipated growth is anticipated due to the proposed project.
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SECTION 9
ORGANIZATIONS AND PERSONS CONSULTED

City of Chula Vista
Engineering Department
Charles H. Glass - City Traffic Engineer
Fire Prevention Bureau
T.R. Monsell - Fire Marshall
Planning Department
Douglas D. Reid - Environmental Review Coordinator
Police Department
William J. Winters - Director of Public Safety
Cinti & Associates

Gary Cinti
Kim Chapman

The Gersten Companies

Louis Cohen
William J. Robens

James A. Hutechinson & Associates

James A. Hutehinson - Project Engineer
Otay Water Distriet

Manuel Arroyo - Distriet Planning Engineer
County of San Diego

Department of Public Works

R.J. Massman, Director

San Diego Association of Governments

Robert Parrott
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SECTION 11
CERTIFICATION OF ACCURACY AND QUALIFICATIONS

This report was prepared by WESTEC Services, Ine. of San Diego, California.

Members of the WESTEC Services' professional staff contributing to the report are
listed below:

Ann M. Nussbaum; B.A. Geography

Richard L. Carrico; B.A. Anthropology, M.A. History

Terri Jacques; M.A. History

Frank A. Kingery; M.S. Geology, Registered Geologist, State of California,
No. 3352

Stephen B. Lacy; M.S. Biology

Carol E. Metzger; B.S. Natural Resources

Mary P. Wright; B.A. Geography

Consultants involved in preparation of this report include:

Acoustical Impacts International, Otto C. Bixler - Noise Analysis
Thomas A. Demere, M.S. Geology - Paleontological Resources

Publie Affairs Consultants, John J. McTighe, M.P.A. - Fiscal Analysis

Urban Systems Associates, Andrew P. Schlaefli - Transportation/Cireulation

I hereby affirm that to the best of our knowledge and belief, the statements and

information contained herein are in all respects true and correct and that all informa-
tion concerning the potentially significant environmental effects of the project has
been included and fully evaluated in this draft EIR.

e ey

[—

Ann M. Nussbaum
Project Manager
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RESPONES TO PUBLIC COMMENTS

EL RANCHO DEL REY
SPECIFIC PLAN AMENDMENT EIR

Section 15132 of the State of CEQA Guidelines requires that the lead agency respond to
comments received as a result of public review of & Draft EIR. The City of Chula Vista
received seven letters of comments which required responses, and these are reproduced
verbatim with responses direetly following them. The letters of comment and res-
ponses, the findings and statement of overriding considerations, and the evaluation of
adequacy report, in conjunction with the EIR text, comprise the Final EIR for the

El Rancho del Rey project.
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SUPPLEMENT TO THE TRANSPORTATION ANALYSIS
FOR EL RANCHO DEL REY

INTRODUCT [ON

THIS SUPPLEMENT 7O THE AuscusTt 20, 1984 EIR TRANSPORTATION
ANALYS!S WAS PREPARED FOR THE GERSTEN COMPANY FOR THE PURPOSE OF
ADDRESSING THREE BASIC ISSUES. FIRST, THE IMPACTS OF A MODIFIED
SPECIFIC PLAN WHICH PROPOSES 5141 RESIDENTIAL UNITS AND PROVIDES
141.3 ACRES OF EMPLOYMENT PARK WAS TO BE DETERMINED. SECOND,
CUMULATIVE IMPACTS OF THE MODIFIED PLAN AND OTHER PROJECTS ON THE
H STREET 1-805 AND TELEGRAPH CANYON |-805 INTERCHANGES WERE TO BE
EVALUATED. THIRD, THE CUMULATIVE IMPACTS OF THE EL Rancro DEL

REY AND OTHER PROJECTS ON THE INTERCHANGES WITH 1-805 AND ON THE

FREEWAY |ITSELF WERE TO BE IDENTIFIED.

IN ORDER TO IDENTIFY MODIFIED PLAN IMPACTS, THE TOTAL NUMBER OF
TRIPS WHICH ARE LIKELY TO BE GENERATED WERE CALCULATED. THE
CALCULATIONS WERE BASED ON THE TRAFFIC GENERATION RATES USED (N
THE ORIGINAL EIR TRANSPORTATION ANALYSIS (sEE ApPENDIX A), THEN
THE TOTAL TRAFFIC WAS COMPARED TO THE TOTAL TRAFFIC GENERATED BY
THE ADOPTED PLAN (CORRECTED)[1] AND AN ADJUSTMENT FACTOR BASED ON
THE RATIO OF TOTAL TRAFFIC GENERATION WAS CALCULATED., THIS
ADJUSTMENT FACTOR WAS THEN APPLIED TO THE SANDAG PROJECT ONLY

TRAVEL FORECAST FOR KEY STREET SEGMENTS IN THE PROJEGCT AREA. THE

- - e oW ao-

1. THE ORIGINAL ADOPTED PLAN LAND USE NUMBERS WERE CORRECTED TO
REFLECT THE ACTUALLY ADOPTED PLAN,




Et RancHo DEL REY UrRBAN SysTeEMSs ASSOCIATES, [INC.
MarcH 20, 1985

RESULTING ADTS WERE THEN USED AS THE BASIS FOR IDENTIFYING AND
EVALUATING IMPACTS FOR BOTH CUMULATIVE AND PROJECT ONLY

PURPOSES,

SANDAG FORECAST DATA WAS EXCLUSIVELY USED FOR THIS ANALYSIS.
BoTH 1995 CUMULATIVE FORECASTS AND PROJECT ONLY FORECASTS FOR EL
RancHo DEL REY WERE REVIEWED AND WHERE NECESSARY ADJUSTED TO
REFLECT THE MODIFIED PLAN. FOR FREEWAY LINKS, THE PERCENTAGE OF

PROJECT TO TOTAL TRAFFIC WAS THEN CALCULATED.

AT THE H STREET INTERCHANGE wiTH [-805, INTERSECTION CAPACITY
UTiLizaTion (ICU) anp Levers oF Service (LOS) WERE CALCULATED.
MITIGATION ALTERNATIVES TO MAINTAIN A GOOD LEVEL OF SERVICE ARE
ALSO 1DENTIFIED AND DISCUSSED BUT DETAILED MITIGATION FEASIBILITY
EVALUATIONS WERE NOT CONDUCTED. SPECIFIC {MPROVEMENTS OF A LONG
TERM PERMANENT NATURE WILL BE THE SUBJECT OF FUTURE MONITORING
AND REVIEW EFFORTS FOR ICU AND LOS DEFINITIONS AND CRITERIA SEE

APPEND IX B,

Lo

I

!a--nwm




EL Rancuo DeL Rey URBAN SYsTEMS ASSOCIATES, INC.
MArRcH 20, 1985 '

JHE MODIFIED PLAN

TABLE 1 SUMMARIZES THE LAND USES FOR THE ADOPTED (CORREGCTED) AND
MODIFIED PLAN. ALSO SHOWN IN TABLE 1 TRAFFIC GENERATED AS A
RESULT OF THESE REVISIONS, AS CAN BE OBSERVED FROM THE TABLE, AN
INCREASE OF 3288 ADT RESULTS FROM THE [INCREASE OF 553 DWELLING
UNITS. THE INCREASE OF 141.3 ACRES OF EMPLOYMENT CENTER RESULTS
IN THE GENERATION OF AN ADDITIONAL 21,195 ADT. THE NET CHANGE IN
TRIPS GENERATED FROM THE PROJECT TO BE USED FOR FACTORING THE

SANDAG PROJECT ONLY TRAVEL FORECAST IS THEREFORE 24,483 ADT.
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EL RancHo Der Revy URBAN SYSTEMS ASSOCIATES, INC.
MarRcH 20, 1985

FREEWAY AND STREFET IMPACTS

TO DETERMINE PROJECT IMPACTS ON THE STREET SYSTEM, THE SANDAG
PROJECT ONLY TRAVEL FORECAST FOR 1995 wAS ADJUUSTED TO REFLEGCT THE
CHANGE IN TRAFFIC GENERATED AS A RESULT OF THE MODIFIED PLAN.
FI16URE 1 sSHOWS THE ADJUSTED SANDAG PROJECT ONLY FORECAST FOR
1995, |7 SHOULD BE NOTED THAT ONLY ARTERIALS AND FREEWAY VOLUMES
WERE ADJUSTED. ALSO, THE FACTOR (1.57) WAS DERIVED FROM THE
RATIO OF TOTAL TRIPS GENERATED FROM THE RESIDENTIAL AND
EMPLOYMENT PARK LAND USES AS SHOWN IN TABLE 1. |T COULD BE ARGUED
THAT THE FACTORING METHOD USED IN THIS ANALYSIS 1S INAPPROPRIATE
BECAUSE IT DOES NOT TAKE INTO ACCOUNT THE LOCATION OF THE LAND
USE CHANGES. HOWEVER SINCE THE IMPACTS BEING ADDRESSED IN THIS
SUPPLEMENTAL EVALUATION ARE ON [-805 AND AT 1TS INTERCHANGES WITH
H STREET AND TELEGRAPH CANYON, THE FACTORING METHOD USED 15
APPROPRIATE. THIS IS DUE TO THE FACT THAT THE PROJECT TRAFFIC
ACCUMULATES BY THE TIME THE FREEWAY 15 REACHED AND THEREFORE THE
LOCATIONAL DISTORTIONS ASSOCIATED WITH FACTORING METHODS WILL NOT

AFFECT THIS ANALYSIS,

FIGURE 1 SHOWS THAT THE MODIFIED PROJEGT TRAFFIC ON H STREET EAST
OF 1-805 1s 34,200 ADT. MODIFIED PROJECT TRAFFIC ON TELEGRAPH
Canyon Roap EAST oF [-805 1s 11,100 ADT. On 1-805 PROJEGT TRAFFIC
BETWEEN BONITA Roap AND H STREET 1S 26.800 ADT; BETWEEN H STREET
AND TELEGRAPH CANYON ROAD 1T 1s 6100 ADT AND SOUTH OF TELEGRAPH

CANYON ROAD 1T s 9300 ADT,
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APPENDIX A

TRIP GENERATION RATES
EL RANCHO DEL REY

Land Use Trip Generation Rate
Residential 0-5 units/acre 10 trips/unit/day
Residential 6+ units/acre? 8 trips/unit/day
Employment Park 150 trips/acre/day
Public Facilities 60 trips/acre/day
Parks and Recreation 40 trips/acre/day
Open Space 0 trips/acre/day
Schools 1 trip/étudent/day

'0-6 units/acre for proposed and alternative plans
27+ units/acre for proposed and alternative plans

City of San Diego Englnescing and Development Dapt.,
Transportation snd Traffic Enginasring Division,
"Recommended Woeekday Trip Ganeration Ratss Bummary",

January 10, 1983,
USA |



APPENDIX B

LEVEL OF BERVICE AND INTERSECTION CAPACITY UTILIRATION (ICU)

Level of Bsrvice is a term used to describe prevailing conditicns and thelr
effect on traffic. Broadly interpreted, the Level of Service concept denotes any
one of & number of differing combinations of operating conditions which may take
place as a rosdway ia accomodating various traffic volumes. Level of Service is a
qualitative measure of the effect of suth factors as travel speed, travel time,
interruptions, freedom to maneuver, safety, driving comfort and convenience.

Bix levels of Bervice, A through ¥, have been defined in the Bighway Capacity
Manual of 1965. Level of Service A describes s condition of free flow, with low
traffic volumes and relatively high speeds, while Level of Service F describes
forced trafiic flow at low speeds with jamned conditions and gqueues which cannot
clear during the green phases.

The Intersection Capacity Utiliration (ICU) method of intermection capacity
analysic has been used in our studies, It directly relates traffic demand and
available capacity for key intersection wovements regardless of present signal
timing. The capacity per hour of green time for each approach is calculated based
on the methods of the Highway Capacity Manual. The proportion of total signal time
needed by each movement is determined and compared to the total time available (100
percent of the hour). The result of summing the reguirements of the conflicting key
movements plus an allowance for clearance times is expressed &s a decimal fraction.
Conflicting key traffic movements are those opposing movements whose combined green
time requirements are greatest,

The resulting ICU represents the proportion of the total hour reguired teo
accommodate intersection demand wvolumes if the key conflicting traffic movements are
operating 2t capacity. Other movements may be operating near capagity or may be
cperating at significantly better levels. The ICU may be translated to a Level of
Service as tabulated below,

The Levels of Service (abbreviated from the Highway Capacity Manual) are listed
here with their corresponding ICU and Load Factor eguivalents. lLoad Factor is that
proportion of the signal cycles during the peak hour which are fully loaded; i.e.
when all of the vehicles waiting at the beginning of green are not able to clear on
that green phase.

Level of Service Load Factor Equivalent ICU
A -{free flow) 0.0 0.0 - 0.6

B {rural design) 6.0 - 0. 6.61 -~ 0.70

C {urban design) 0.1 - 0.2 0.71 - 0.80

D (maximum urban design) 0.3 -~ 0.7 0.Bl - 0,80

E {capacity) 6.7 - 1.0 0.51 > 1.00

F (forced flow) Not Applicable Not Applicable

SERVICE LEVEL A

There are no loaded cycles and few are even close to loaded at this service
level, No approach phase is fully utilized by traffic and no vehicle waits longer
than one red indication.

SERVICE LEVEL B

This level represents stable operation where an occasional approach phase is
fully utilized and a substantial number are approaching full use. Many drivers
begin to feel restricted within platoons of vehicles.

SERVICE LEVEL C

At this leve]l stable pperation continuves., Loading is still intermittent but
more freguent than st Level B. Occasionally drivers may have to wait through more
thar one red signal indication, and backups may develop behind turning vehicles.
Most drivers feel somewhat restricted, but not objectionably so.

BERVICE LEVEL D

This level encompasses & rone of increasing restriction approaching instability
at the intersection. Delays to approaching vehicles may be substantial during short
peaks within the peak hour, but enough cycles with lower demand occur to permit
periodic clearance of gqueues, thus preventing excessive backups. Drivers freguently
have to wait through more than one red signal. This level is the lower limit of
acceptable operstion to most dArivers,

EERVICE LEVEL E

This represents nesr capacity and capacity operation. At capacity (ICU = 1.0)
it represents the most vehicles that the particular intersection can accommodate,
However, full utiliration of every signal cycle is seldom attained no matter how
grest the demand., At this level all drivers wait through more than one red signal,
and frequently through sevaral.

SZXVICE LEVEL ¥ .

Jammed conditions. Traffic backed up from a downstream location on one of the
straets Testricts or prevents movement of traffic through the intsrssction under
considsration.
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oo San Diego
4 (4 1 ASSOCIATION OF
Wy

A GOVERNMENTS

Suite 524 Secarity Pacitic Plarn

1200 Third Avenue !
S#n Diego, Colfornis 97101

1619} 236-5300

f

November 2, 1984

Mz, Dougias Reid - ;... o _ ‘-
Environmental Review Coordinator

City of Chuia Vista

276 Fourth Avenue

Chuia Vista, CA 92010

JDear Mz, —ﬂ.mm.,u" o T .
3 R [ I i )
The SANDAG staff has reviewed the draft EIR for the El Rancho del Rey Specific

Plan amendment and has the following comments, The comments have not been

reviewed by the SANDAG Board of Directors. : i

.4(&._ - . : . TR

1.  There is ne wention of the Regional Feeder Bikeway pianned along H Street
through the Specific Plan area, If this link is to be provided, it should be
made a part of the Specific Plan. (See map enciosed) o id

L o .

10

The Water Consumption {Table 3-12) for parks/recreation indicates 1,340
gallons/acre/day, or 1.5 acre feet/year. This appedrs to be somewhat low for
) fully deveioped, largely turfed playfields and park area. Perhaps the ERDR
Supplementai Report justifies this amount through specific water conser-
vation techniques. If not, they should be added to the EIR, because water use
in public parks 18 a major (and increasing) cost to park operation and mainte-
nance budgets. It 19 assumed that the open space areas will not be provided

: with water setvice, except as required for protection from wildfire in the
' canyons. . b

11

o Cot

Thank you for the opportunity to review this EIR. : . i

Sincerely,

. STUART R. SHAFFER

Director of Land Use & Public Facilities RECEIMVED
SRS/RP/ce BY.

Enclosure NOY 05 1254
C-85-9

PLANRING DEPARTMENT. .
. CHULA VISTA, CALIFORNIA

, : - 2 T,
. . ) P Yot
MEMBER AGENCIES: Cities of Carlstind. Chula Vista, Coronado, Del Mar, E1 Cajon, Excondido, Imperial Beach, La Masa, Leman Grove, Ma
Poway, San Dreqo, San Marcor, Santer and Vista ADVISORY/LIAISON MEMBERS: Ceiif, Dent. of Transportatianf/U.$. Dept. of Delanse end Tijuans/Bas C:

The Regional Feeder Bikeway aiong 'H' Street is recognized as being part of the
City's bike route system in the Circulation Element of the General Plan and,
therefore, will be part of the Specific Plan. East "I Street will inciude a bikeway
designed to City of Chula Vista standards,

The revised pian has significantly reduced the amount of parks/reereation area by
retaiming the north ieg of Rice Canyon as naturai open space, thercby redueing
the amount of water consumption associated with park maintenance. The water
consumption rate of 1.5 acre-feet/year was used due to the fact that unwatered,

Impermeable surfaces were not subtracted from the gross park acreage. Higher

such as
golf courses, It is not énticipated that the park areas would need to be watered as
extensively as golf courses,

consumption rates are often associated with extensively watered areas,

_f.r
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Fr RancHo DeL Rey UrRBAN SysTems ASSOCIATES, INC.
MarcH 20, 1985

FIGURE 2 SHOWS THE TOTAL CUMULATIVE TRAFFIC FROM THE SANDAG 1995
TRAVEL FORECAST. THESE VOLUMES WERE NOT ADJUSTED BECAUSE THE
PERCENTAGE OF PROJECT TRAFFIC ON THE FREEWAY AND ARTERIAL LINKS
BEING EVALUATED IS VERY SMALL. TABLE 2 COMPARES THE CUMULATIVE
AND PROJECT ADTS FOR THE VARIOUS FREEWAY AND ARTERIAL LINKS WHICH
ARE SIGNIFICANTLY IMPACTED BY THE PROJECT. AS CAN BE OBSERVED
FROM THE TABLE HOWEVER, EXCEPT AT H STREET PROJECT TRAFFIC IS A
RELATIVELY SMALL PORTION OF THE TOTAL TRAFFIC PROJECTED FOR 1995.
ALso, THE CcuMULATIVE 1-805 vorumes (121,800 To 160,700) GAN BE
ACCOMMODATED ON THE EIGHT LANE INTERSTATE FREEWAY AT A REASONABLE
LEVEL OF SERVICE. AS EXPECTED THE PRIMARY PROJECT IMPAGCTS ARE AT

THE |-805 - H STREET INTERCHANGE,
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COMPARISON OF PROJECT AND

TABLE 2

CUMULATIVE ADT'S AT VARIOUS LOCATIONS

LOCATION

1805 N/O
Bonita Road

Bonita Road E/O0
I-805

I-805 s/0
Bonita Rd.

H. Street E/Q
I-805

I-805 H. st.
to Telegraph

Telegraph Canyon
E/Q0 I-805

I-805 s5/0
Telegraph Canyon

EL RANCHO DEL REY

PROJECT CUMULATIVE
29,000 160,600
2,400 52,700
26,800 160,700
34,200 47,800
6,100 128,900
11,100 40,700
9,300 121,800

PERCENT

18%

5%

17%

72%

5%

27%

8%

\
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EL RANCHO DEL REY
SUPPLEMENTAL TRAFFIC REPORT ON

EMPLOYMENT PARK [MPACTS TO "H™ STREET
PReEPARED For: THE CITY OF CHULA VISTA

MAY 15% 1985

PREPARED BY:

URBAN SYSTEMS ASSOCIATES, INC.
TRANSPORTATION ENGINEERING & PLANNING
CONSULTANTS TO BUSINESS AND GOVERNMENT

4540 KEARNY ViLLa Roap, SulTe 106
SAN Dieeo, CALIFORNIA 92123

(619) 560-4911
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EMPLOYMENT PARK IMPACTS TO "H" STREET

A, INTR -

DURING PUBLIC HEARINGS ON THE EL RANCHO DEL REY SPECIFIC PLaAN
AMENDMENT, MUCH DISCUSSION FOCUSSED ON POTENT!AL IMPACTS OF THE

EMPLOYMENT PARK, “ALSO, IMPACTS ON "H" STREET PARTICULARLY AT ITS

INTERCHANGE wWITH 1-805 WERE IDENTIFIED AS CONCERNS. THE PURPOSE
OF THIS REPORT IS TO DISCUSS IMPACTS ASSOCIATED WITH DEVELOPMENT

OF THE EMPLOYMENT PARK AND TO DETERMINE WHAT MITIGATION MEASURES

MAY BECOME NECESSARY AS A RESULT OF DEVELOPMENT,

EMPLOYMENT PARK IMPACTS ON TELEGRAPH CANYON ROAD AND  1TS
INTERCHANGE WiITH |-805 ARE VERY MINOR., THIS IS DUE TO THE FACT
THAT VERY FEW EMPLOYMENT. PARK TRIPS WILL BE ORIENTED TO TELEGRAPH
CANYON. ALMOST ALL OF THE TRAFFIC GOING TGO OR FROM THE EMPLOYMENT

PARK wiLL USE "H" STrReEET. CONSEQUENTLY, TELEGRAPH CANYON ROAD 1S

NOT EVALUATED IN THIS REPORT.

IN  THE NEXT SECTION OF TH1S REPORT, TRIP  GENERATION  AND
DISTRIBUTION CHARACTERISTICS ASSOCIATED WITH EMPLOYMENT PARK AND
RESIDENTIAL LAND USES ARE QUANTIFIED AND DISCUSSED. IN  THE
FOLLOWING SECTION SPECIFIC IMPACTS ASSOCIATED WITH EMPLOYMENT
PARK ARE IDENTIFIED AND IN THE LAST SECTION OF THE REPORT

MITIGATION MEASURED ARE DISCUSSED.
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B. IRIP GENERAT!ON

DURING DISCUSSIONS OF THE SPECIFIC PLAN IT WAS POINTED OUT THAT
ALTHOUGH THE EMPLOYMENT PARK GENERATES MANY TRIPS ON AN ADT
(AVERAGE DaiILY TRAFFiC) BASIS, THE IMPACTS WILL BE MUCH LESS DUE
TG THE FACT THAT DURING PEAK PERIODS OF TRAFFIC FLOW, EMPLOYMENT
PARK TRAFFIC WILL GENERALLY BE MOVING IN A DIRECTION WHICH IS
OPPOSITE TO THAT OF RESIDENTIAL TRAFFIC. THIS POINT S BEST

FLLUSTRATED BY Fleure 1.

INDUSTRIAL PM PEAK HOUR TRAFFIC AS A PERCENTAGE OF ADT 1S FOUND
IN THE LAST COLUMN., AS CAN BE OBSERVED AT THE TOP PORTION OF
Fioure™ 1, 12 PERCENT OF THE ADT WILL TYPIGCALLY BE US]|NG ROADWAYS
DURING THE PM PEAK HOUR. A SLIGHTLY LOWER NUMBER OF VEHICLES, 10
PERCENT OF THE ADT, wiLL BE FOUND ON THE STREETS DURING THE PM
PEAK HOUR FOR RESIDENTIAL AREAS., REFER TO THE LOWER PORTION OF
Fieure 1. THEREFORE TOTAL PEAK HOUR TRAFFIC FOR INDUSTRIAL AREAS

1S SLIGHTLY HiIGHER (12% vs 10%) FOR INDUSTRIAL AREAS.

THE DIREGTION OF TRAFFIC FLow (IE: INTO OR OUT OF THE PROJECT) 1S
ALSO FOUND [N THE LAST COLUMN OF FIGURE T. AS CAN BE OBSERVED,
FOR EMPLOYMENT PARKS 20 PERCENT OF THE P.M. PEAK HOUR TRAFFIC 15§
INBOUND AND 80 PERCENT OUTBOUND. JUST THE REVERSE IS TRUE,
HOWEVER, FCR RESIDENTIAL TRAFFIC. SEVENTY PERCENT OF P.M. PEAK
HOUR RESHDENTHAL #¥RAFFIC 1S INBOUND AND 30 PERCENT OUTBROUND.
THIS FACT ILLUSTRATES THE POINT THAT DUR|NG THE PM PEAK PERIOD

CMPLOYMENT PARK TRAFF!C FLOW IMPACTS ARE IN A DIRECTION WHICH 1S
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BRIEF GUIDE OF VEHICULAR

TRAFFIC GENERATION RATES FOR THE SAN DIEGO REGION

MARCH 1985

NOTE: This Hst only represents & guide of svarage, or sstimated, traffic genaration ratss for land uses (smphasls on screage and bullding
square footage) in the San Diego region. These rates are subject to change as future docurnentation becormes svaliabie, or as local pources
sre updated For more specific information regarding traffic data snd trip rates, please refer to the Sen Disgo Tratfic Generztors manuat.
Alvays chack with local jurisdictions for their praferred or applicabls rates

ESTIMATED WEEKDAY VEHICLE

HIGHESY PEAK HOUR % (pius IN:OUT metie)

LAND USE TRIP GENERATION RATE Betwaen 78 AM. Batvasn 4 6 P M,
Agriculture {Open Space) 2/acra*
Airports .
Commarcial 12/acre, 100/tlight, 70/1000 3q f1.** 6% {6:4) 7% (5:5)
Genaral Avistion 4/acre, 2/flight, 6/based aircrafi*
Heliports 100/acre**
Automobile
Car Wash 800/site, B0OVacre** 4% (6:5) 9% (5:5)
Gasolina 750/s1ation, 130/pump** 6% (5:5) 12% (5:5)
Rapair & Sales {Deatar} 60/1000 sq. #t , 400/acre, 60/service stall* B% {6:4) 10% {3:6)
Banking
Walk-n Bank 200/1000 sg. ft., 1D00/acre** 3% {1:3) 10% {4:6)
w/Drive-through 300(150 one-way}/tane** 3% 13%
Savings & Loan 60/1000 sq. fr., 600/acre** 2% %
w/Drive through 100 {50 one-way}lsne**
Cemeteries Slacre*
Church {or Synagogue) 15/1000 sq. f1, 40/ecre® * (triple rates 4% (8:2) B% (5:5)
for Sunday, or days of assembly)
Commercial/Retsll Canters
Regional Shopping Canters 50/1000 sq ft, B00/acre* 2% {7:3) 9% {5:8)
- (More than 30 acres, more than
300,000 sq. 1., w/usuaily 2+
major stores)
Community Shopping Center 70/1000 sq f1., 700/acre® ** 3% {6:4} 10% (5:5}
{10-30 acres, 100,000-300,000 :
3Q. 1., w/ususlly 1 major store
snd detached restaurant}
Neighborhood Shopping Center 120/1000 sq 11, 1200/scre* ** 4% {6:4} 11%(5:5)
{Less than 10 acres, loss than
100,000 »q. 1., w/ususily
grocery store & drug stors)
Commaercial Shops 40/1000 sq ft, 400/acre* 3% {6:4) o% (5:5)
{also strip commarcial} )
Grocery Store 150/1000 sq . 1t , 1600/scre* ** 3% (7:3) 11% {5:5)
Convenience Market 600/1000 3q. 1t ** B% (b:b) 8% {6.5}
Discount 70/1000 3q. ft , 700{scre*® 2% 16:4) 0% (5:5}
Furniturs Store 6/100035q. ft., 100/acre** 4% (6:4) 8% (5:6)
Lumber Store 30/1000 sq ft., 200/ecre®* 7% (6:4) 8% (5:5)
Hardware/Psin: Stors 60/1000 3q. ft, 600/scre** 3% (6:4) 8% (6:6)
Garden Nursery 80/1000 »q 1t, 120/acre®* 3% (6:4) 10% (B:B}
Education
University (4 years) 2 Bhtucent, 100/scra® 10% {9:1]) % {3:7)
Junior College (2 years} 1 b/student B0/acre® $2% (8:1) B% {3:7)
High Bchool 1 E/student, 50/acre® 20% {8:2) 14% {3:7)
Middle/Junior High 1.0/student, 40/ncre** 24% (7:3} 7% {3:7)
Elsmantary 1.4/student, BO/acre** 26% (8:4) % (3:7)
Hospitals
Benersl 20/bad, 20/1000 g f1., 200/acre® % (8:2) 1% {3:7)
Convalascant/Nursing 3/bed®* 5% 8%

Fi]

UR

E 1

Industrial
l Commarcls! Included/Busines Park 16/1000 sq. f1., 200/scre® 1% 82 12% (2:8) |
T No Commarclal 1071000 sq. T, T20/scre® 4% {8:2] 15% (2:8)
Manufacturing /Assesmbly 4/1000 3q 1., BO/ecre** 20% (8:1) 20% {1:8}
Warahousing 511000 s 11, 80/acre** 16% (9:1) 20% {1:9}
Storage 3/10003g f1. 0.3/vault, BO/scre™® 5% (5:6) 10% {6:5}
Scisnce Research & Developmant 8/1000 5. f1 , BO/acre” 18% (9:1) 14% (1:8)
Administration/Corporats Headquarters 711000 sq. ft, 100/ecre™* 18% (8:1) 16% (1)
Library 40/1000 3q. ft , 400/acre** 2% {1:3) 10% (5:5)
Lodging
Hotel
wiconvention facilitiss/commarciat) 10/room, 300/scre” ** 6% (6:4) 8% {(5:5}
Motel 10froom, 200/acre* ** B% {4.6} 9% (6:4)
Resort Hotel 10/room . 100/scre** 4% {6:4) 7% (4:6)
Military 2 B/militery & civilian personnel® 9% (9.1) 10% {2:8)
Offices
Standard Commurcial Office 2011000 sq f1., 300 /acre* 14% (9:1) 13% {2:B}
fiess than 100,000 sq. ft.)
Large (high-rise} Comrmaercial Office 1711000 sq f1, B0O/ecre® 13% (9:1) % (2:B}
{mora then 100,000 5q. f1./6 stories}
Government {Civic Center} i 30/1000 sq. ft.*" g% (9:1) 12% (3:7)
Post Oftice 150/1000 sq fr.,** . 7% (5:5) 8% (5:5)
Department of Motor Vehicles 180/1000 sq. ft, BOYacre® " €% {6:4) 11% (4:6)
Medica! 90/1000 sq fu., B0O/acra® 4% (8:2) 10% {3:7)
Pariks .
City {developed) 50/acre*
Regiona! {undeveloped) Blacre® 4% 8%
Neighborhood E/scre**
Amusernant {Theme) B0/acre, 130/acre (summar only}®*
San Diego Zoo 115/ecre*
Sea World BO/acre*
fAecrestion
Beach Ocesn or Bay 600/1000 ft, shoreling, 80/scre* 11% {4:8)
Beach, Lake {fresh water} BO/1000 1. shoreline S/scrs®
Bowling Center 30/iane, 300/acre** 7% (7:3} 10% i4:6)
Campground 6/campsite** 4% 8%
Golf Course 8/acre, 600/course** 6% (8:2) 9% (3:7)
Marinas 4/berth* % 1% (3:7)
Racquetball/Health Club 4011000 sq. ft . 300/acre, 40/court® 4% {6:4) 9% (6:4)
Tennis Courts 30/court* ™ 4% 11% (5:5)
Sports Facilities
Outdoor Stadiumn 50/acve, 0.2/seat”
Indoor Arena 30/acre O 1/sear*
Racetrack . 40facre, 0.6/s0at"® i
Theaters (multiplex) BO/1000 sq 1, 1.8/s02t* 0.3% 8% (7:3)
Rasidential
Single Family Detached 10/dwelling unit* 8% {2:8) 10% {7:3]
{average. 4 DU/acie}
Condominjum 8/dwelling unit® 8% {2:8) 10% {7-3)
{or any multi-family less 1
than 20 DU/acre) - -
partments 6/dwelling unit* B% (2:8) 1% {7:3}
{or any multi family units
more than 20 DU/acrs)
Mobile Home B/dwelling uniy, 40/scre*® 9% (3:7) 11% {6:4)
Retirernant Community 4/dwelling unit**
Rural Estate 12/dwelling unit**
Restaurants
Quality 100/1000 3q 1, 500/acre® ** 1% (6:4) 8% (7:3)
Sit down, high turnover 300/1000 sg. 11 1200/acra* ** 8% (6:6) 8% (6:4)
Fast Food {w/drive-through} 700/1000 sq t1 , 3000/ acre* ** 4% (8:4) 8% {5:5)
Transportstion Facllities
Bus Dspor 25/1000 5q f1.**
Truck Terminal 10/1000 »q. f1., 80/acra®® 9% (4:8} 8% (5:5)
Watorport 170/berth, 12/acre**
Transit Etation (Rail) 300/acre** 14% (7:3) 18% (3:7)

* Primary source: San Disgo Traffic Gensrators.

*¢Qther sources: ITE Trip Generation Meport, Trip Genarstion Mster [Drangs County Envircament Agancy), werious BANDAG &

CALTRANE studies, reports, snd sstimasta

URBAN EY S TEMS A S OC A TE S, N . A ——————————

(7-8)
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OPPOSITE TO THAT OF RESIDENTIAL TRAFFIC FLOW. THEREFORE ON "H"
STREET DURING THE P.M, PEAK HOUR, A MAJORITY OF TRAFFIC WILL BE
EASTBOUND INTO THE PREDOMINANTLY RESIDENTIAL AREA, THE ADDITION
OF EMPLOYMENT PARK TRAFFIC, WHICH WILL PRIMARILY BE TRAVELING
WESTBOUND WILL ADD TO EASTBOUND RESIDENTIAL TRAFFIC TO A ONLY A

MINOR EXTENT.

TaBrLe 1 SHOWS THE NUMBER OF PEAK HOUR TRIPS THAT WILL BE BE
GENERATED BY THE RES{DENTIAL AND EMPLOYMENT PARK ELEMENTS OF THE
PLAN. THE CALCULATION OF PEAK HOUR TRIPS IN AND OUT AGAiN
ILLUSTRATES THE PRINCIPLE THAT THE PREDOMINATE DIRECTION OF
TRAFFIC FLOW FOR EMPLOYMENT PARK TRIPS 1S IN A DIRECT!ICN OPPOSITE

FROM RESIDENTIAL TRIPS.
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C. EMPLOYMENT PARK IMPACTS

TO DETERMINE IMPACTS To "H" STREET WHICH WILL RESULT DIRECTLY
FROM THE EMPLOYMENT PARK, PEAK HOUR TRAFFIC WAS ADDED TO TOTAL
CUMULATIVE TRAFFIC. THEN INTERSECTION CAPACITIES AT THE |-805 -
“H" STREET INTERCHANGE WiTH AND W!THOUT EMPLOYMENT PARK TRAFFIC

WERE CALCULATED.

CHULA  VISTA  TRANSPORTAT|ON STubY 1995  CUMULATIVE TRAFFIC
PROJECTIONS AND A 10 PERCENT PEAK HOUR WERE USED TO ESTIMATE
TOTAL TRAFFIC. ALSC, MANUAL TRAFFIC GOUNT DATA AND CALTRANS rRaMP
COUNT DATA WAS OBTAINED AND USED AS THE BASIS FOR DETERMINING THE

DIRECTIONAL DISTRIBUTION OF TRAFFIC AT THE INTERCHANGE,

FIGURE 2 SUMMARIZES THE EX1STING PM PEAK HOUR TRAFFIC FLOW AT THE
I-805 "H™ STREET INTERCHANGE IN  MARCH 1985. As MENTIONED
PREVIOUSLY, CALTRANS AND MANUAL. INTERSEGT ION COUNT DATA WAS USED
TCO PREPARE THRE FIGURE. EXISTING TRAFFIC FLOW CAN EASILY BE
ACCOMMODATED AT THE INTERCHANGE AND ONLY MINOR DELAYS PRESENTLY

OCCUR DUE TO QUEUING AT THE EXISTING STOP SIGNS.

F1GURE 3 SUMMARIZES THE 1995 PM PEAK HOUR TRAFFIC FLOW AT THE "H"
STREET - 1-805 INTERCHANGE, THE RAMP VOLUMES ARE BASED ON BOTH
ACTUAL COUNT DATA AND THE DISTRIBUTION OF TRAFFIC FROM THE SANDAG
MODEL. THE VOLUMES SHOWN DO NOT HOWEVER, |INCLUDE THE TRAFFIC
EXPECTED TO BE GENERATED AS A RESULT OF THE EMPLOYMENT PARK, ALL

THE PROJECTED TRAFFIC INCREASES RESULTING FROM DEVELOPMENT OF THE
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PROJECT AND OTHER DEVELOPMENT N THE AREA CAN BE ACCOMMODATED AT
THE INTERCHANGE AT A GOOD LEVEL OF SERV|CE, MITIGATION REQUIRED
AT THE INTERCHANGE IN ORDER TO ACCOMMODATE THE PROJECTED TRAFF |G
FLOWS WILL BE THE INSTALLATION OF TRAFFG SIGNALS AT BOTH FREEWAY
RAMPS. ALSO A FREE RIGHT TURN LANE FOR THE NORTHBOUND OFF To
EASTBOUND "H"™ STREET sHouLp INSTALLED. ADEQUATE RIGHT OF WAY
WIDTH EXISTS SO THAT THIS [MPROVEMENT CAN BE BUILT. THE ACTUAL
TIMING OF INSTALLATION OF THESE [MPROVEMENTS SHOULD BE DETERMINED

WHEN PROJECT PHASING |S ESTABLISHED AT THE SPA Levep,

FIGURE 4 SHOWS THE TRAFFIG WHICH WILL BE ADDED TO THE INTERCHANGE .
AS A RESULT OF THE EMPLOYMENT PARK, THz séLzT OF TRAFFIC FROM
THE EMPLOYMENT PARK IS BASED ON THE DIRECTIONAL DISTRIBUTION OF
THE SANDAG MoDEL. As can BE CBSERVED FROM THE EXHIBIT MOST OF
THE EMPLOYMENT PARK TRAFFIC 1[S WESTBOUND oON "H" StreeT (t1e: 1420
VEHICLES). ALSO, THERE ARE ONLY TWO ELEMENTS OF THE INTERCHANGE
WHICH ARE - IMPACTED TO A SIGNIFIGANT DEGREE, THE NORTHBOUND ON
RAMP (900 VEHICLES) AND ThE WESTBOUND TO SOUTHBOUND LEFT TURNS
(400 VEWICLES). ALL oOTHER ELEMENTS OF THE INTERCHANGE WILL
EXPERIENCE ONLY MINOR IMPACTS AS & RESULT OF THE EMPLOYMENT

PARK,

FIouRE 5 SHOWS THE COMBINED EFFECT OF TOTAL 1995 CcuMULATIVE
TRAFFIC WITH THE EMPLOYMENT PARK TRAFFIC ADDED. ALL RAMPS EXCEPT
THE NORTHBOUND ON RAMP CAN COMFORTABLY ACCOMMODATE THE PROJECTED

TRAFFIC FLOWS, THE WESTBOUND TO NORTHBOUND ON RAMP WILL BE
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OPERATING AT CAPACITY AND MAY REQUIRE AN ADDITIONAL LANE OR
WEAVING CAPACITY WHERE THE NORTHBOUNGC OFF BONITA ROAD TRAFFIC
CROSSES THE NORTHBOUND ON- "H" STREET TRAFFIC, ALSO, THE
WESTBOUND TO SOUTHBOUND ON RAMP MOVE WILL NEED A SECOND LEFT TURN
LANE. A SECOND WEAVING MOVE, BETWEEN THE SOUTHBOUND OFF RAMP AND

NORTHBOUND ON RAMP MAY ALSQ NEED ADD!ITIONAL CAPACITY.

FIGURE & SHOWS THAT THE LEVEL OF SERVICE (SEE APPENDIX A FOR
DEFINITIONS OF LEVEL OF .SERVICE) FOR 1995 CUMULATIVE TRAFZ{GC AT
THE NORTHBOUND OFF RAMP TO "H" STREET WILL BE "B" ‘WHEN THE
INTERSECTION IS SIGNALIZED. AS PREVIOUSLY MENTIONED, A FREE
RIGHT TURN LANE FOR THE NORTHBOUND TO EASTBOUND MOVE SHOULD BE
DEVELOPED. FIGURE 7 SHOWS HOW THE SAME INTERSECTION WiLL OPERATE
WITH THE EMPLOYMENT PARK TRAFFIC. WITH THE NORTHBOUND ON RAMP
FREE RIGHT TURN, THE INTERSECTION WILL CONTINUE TO OPERATE AT A

LEVEL OF SERVICE "B".

FIGURE: 8 SHOWS THE SOUTHBOUND "H" ° STREET = ON RAMP WiTHOUT
EMPLOYMENT PARK TRAFFIC. THE |INTERSECTION WILL OPERATE AT A
LEVEL OF SERVICE "B" WITH SIGNALIZATION OF THE INTERSEGT ION.
WHEN EMPLOYMENT PARK TRAFFIG s ADDED (SEE FIGuURE 9), THE
WESTBOUND TO SOUTHBOUND ON RAMP TRAFFIC CAUSES THE LEVEL OF
SERVICE YO DROP To "E". HOWZVER, WITH THE ADDITION OF A SECOND
LEFT TURN LANE AT TH(S LOCATION, THE LEVEL OF SERVICE CAN BE

IMPROVED TO "B".
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D. MITIGATION

PEAK HOUR TRAFFIC FLOWS WERE USED TO IDENTIFY iIMPACTS RESULTING
FROM DEVELOPMENT OF THE EMPLOYMENT PARK. AVERAGE DAILY TRAFFIC
FLOWS AND VOLUME TO CAPACITY RATIOS WERE NOT USED FOR THIS
PURPOSE BECAUSE STREET CAPACITY CONSTRAINTS ARE ALMOST ALWAYS
FOUND AT INTERSECTIONS AND TO DETERMINE WHAT MITIGATION )
APPROPRIATE, ACTUAL PEAK HOUR DIRECTIONAL FLOWS AND TURNS AT THE
INTERSECTION MUST BE KNOWN. AVERAGE TWO WAY DAILY TRAFFIC FLOWS

ARE PRIMARILY USEFUL CNLY FOQR VERY GENERAL PLANNING PURPOSES.

THE IMPRCGVEMENTS NECESSARY FOR THE OVERALL PROJECT INCLUDING THE
EMPLOYMENT PARK HAVE BEEN IDENTIFIED IN A GENERAL WAY BASED ON
THE PLANNING DATA AVAILABLE AT THIS TIME, MCRE DETAILED DESIGNS
AND CAPACITY CALCULATIONS WILL NEED TO BE DEVELOPED WHEN MORE
DETAILED PHASING INFORMATION |S AVAILABLE, ALTHOUGH DETAILED
DESIGNS HAVE NOT BEEN PREPARED, 1T APPEARS THAT THE MITIGATI{ON
MEASURES WHICH HAVE BEEN IEENTIFIED ARE FEASIBLE AND .CAN BE.

IMPLEMENTED.

SINCE THE EMPLOYMENT PARK WILL GENERATE ADDITIONAL 21,200 TRrRIPS,
ADDITIONAL "HY STREET DEVELOPMENT PROGRAM F INANCIAL CONTRIBUTIONS
WILL ACCRUE, ¥ A PER TRIP CONTRIBUTION S ESTABLISHED THEN
ADDITIONAL FUNDS WOULD BE GENERATED AS THE RESULT OF BUILDING THE
EMPLOYMENT PARK.  THESE FUNDS COULD BE USED TO FINANCE THE

POTENTIAL MiTIGATION MEASURES WHICH HAVE BEEN IDENTIFIJED {N TH!S
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REPORT IF MORE DETAILED SPA LEVEL ANALYSIS CONFIRMS THAT AN

IMPROVEMENT 1S NEEDED.,






APPENDIX A

LEVEL OF EERVICE AND INTERSECTION CAPACITY UTILIZATION (ICU)

Leve]l of Sarvice is & tarm used to describe prevailing conditions and their
sffect on traffic, Broadly interpretsd, ths Level of Service concept denctes any
cna of & numbar of differing combinations of operating conditions which may take
place am a roadway is sccomodating various traffic volumes. Level of Service is &
qualitative measure of the effect of such factors as traval speed, travel tims,
interruptions, freedom to wmaneuver, safety, driving comfort and convenience.

Six Levels of Sarvice, A through ¥, havs been defined in the Highway Capacity
Manual of 1965, Level of Service A describes & condition of free flow, with low
traffic volumes and relatively high speeds, while Level of Service F describas
forced traffic flow at low speeds with jarmed conditions and gueues which cannot
clear during the green phases.

% . The Intersection Capacity Utilization (ICU) method of intersection capacity

d analysis has been used in our studies. It directly relates traffic demand and

% available capacity for key intersection movements regardless of present signal

g timing. The capacity per hour of green time for each approach is calculated basad

H on the methods of the Highway Capacity Manual. The proporticon of total signal time
¥ needed by each movement is determined and compared to the total time available {100
: percent of the hour). The result of mummning the requirements of the conflicting key
: movements plus an allowance for clearance times is expressed as a decimal fraction,
Conflicting xey traffic movements are those opposing movements whose combined green
time reguirements are greatest.

The resulting ICU represents the proportion of the total hour reguired to
: accommodate intersection demand volumes if the key conflicting traffic movements are
i operating at capacity. Other movements may be operating near capacity or may be
H operating at significantly better levels. The ICU may be transisted to a Level of
Service as tabulated below.

. The Levels of Service {abbreviated. from the Highway Capacity Manual} are listed
B here with their corresponding ICU and Load Facter eguivalents. Load Pactor is that
proportion of the signal cycles during the peak hour which are fully loaded; i.e.
when all of the vehicles waiting at the beginhing of green are not able to clear on
that green phase.

T

i Level of Service Load Factor Eguivalent ICU
: A (free flow) 0.0 0.0 - 0.6

N B (rural design) 0.0 - 0.1 0.61 - ¢.70

: € ({urban design} 0.1 - 0.3 £.71 - 0.80

H D {(maximutn urban design) 0.3 - 0.7 C.B1 - 0.80

H E {capacity) 6.7 - 1. 0.91 1.00

2 F {forced flow) Not Applicable Not Applicable

SERVICE LEVEL A

There are—nc loaded cycles and few are even close to loaded at this service
level. Mo .approach phase is fully utilized by traffic and no vehicle waits longer
than one red indication,

SERVICE LEVEL B

This level represents stable operation where an occasional approach phase is
fully utilized and a substantial number are approaching full use. Many drivers
begin to feel restricted within platoons of vehicles.

EERVICE 'LEVEL C
At this level stable operation continues, Loading is s£till intermittent but

more freguent than at Level B. Occasionally drivers may have to wait through more
than one red signal indication, and backups may develop behind turning vehicles.
Most drivers feel somewhat restricted, but not objecticnably so.

SERVICE LEVEL D

This level encompasses a zone of increasing restriction approaching instability
at the intersection. Delays to approaching vehicles may be substantial during short
peaks within the peak hour, but enough cycies with lower demand occur to permit
pariodic clearance of gueues, thus preventing excessive backups. Drivers freguently
have to wait through more than one red signal. Thia level is the lower limit of
acceptable operation to most drivera.

SERVICE LFVEL E

This represents near capacity and capacity operation, At capacity {Icu = 1.0}
it represents the momt vehicles that the particular intersection can sccommodate,
However, full utilizstion of every mignal cycls is seldom attained no matter how
great the demand. At this level all drivers wait through more than one red signal,

and fresguently through several.

SERVICE LEVEL Fr
Jarmed conditions. fTraffic backed up from & downstrean location on one of the

atreets restricts OT prevents movement of traffic through the interssction under
consideration.

— GSA)

~
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SECTION 1
INTRODUCTION

This Supplemental Environmental Impaet Report (EIR) for the El Rancho del Rey
Specific Plan Amendment is being prepared at the request of the City of Chula Vista
(the lead agency) and The Gersten Companies (the projeet proponent). The existing
EIR, along with an Addendum prepared in response to significant modifications to the
originally proposed Specific Plan Amendment (WESTEC 1985), has been found to
adequately address all appropriate environmental issues known at the time of its
preparation. However, a recent study conducted by Michael Brandman Associates,
Inc. (MBA) for The Gersten Companies in which sensitive biological resources on the
site were quantified and mapped, revealed significant new information pertaining to
biologieal resources onsite (MBA 1985). Additional information obtained subsequent
to the completion of both the WESTEC and MBA studies has also been determined to
be highly significant.

Principal among these new findings was the discovery of two state-designated
endangered species of plants. This supplemental EIR has been prepared in response
to concerns raised regarding potential impacts of the proposed project upon these

two regionally significant endangered species.

The original El Rancho del Rey Specific Plan Amendment Environmental Impact

Report (EIR-83-2) and its Amendment (WESTEC 1985), along with A Comparative
Evaluation of Specific Plans For El Rancho del Rey With Respect to Sensitive

Biological Resources (MBA 1985), are hereby incorporated by reference into the
Supplemental El Rancho del Rey Specifiec Plan Amendment EIR. Both documents are
on file with the City of Chula Vista. Only those impacts resulting from
implementation of the proposed Specific Plan Amendment upon sensitive biological
resources not known to be present during the preparation of the original EIR are

examined in the present document.






SECTION 2
PROJECT DESCRIPTION

The project location remains unchanged. The project setting, as deseribed in the
original EIR plus its addendum, remains unchanged with the exception of the
discovery of additional sensitive plant species on the site. General project

characteristies also remain essentially unchanged.

Subsequent to the preparation of the Addendum in March 1985, a few minor
residential and non-residential land use changes have been made. Specifically,
modifications have been made in residential housing densities in several areas, and
one 1l8-acre section south of East H Street previously designated for residential
development has been added to the proposed employment park north of East H
Street. These recent changes in residential and non-residential land uses are
summarized in Exhibit 3-1. Additionally, a portion of the residential collector road
in the vieinity of the Otay Lakes Road connector road has been realigned. None of

these modifications is considered significant from an environmental perspective.
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SECTION 3
ENVIRONMENTAL ANALYSIS

With the exception of biological resources, the comprehensive environmental analysis
presented in the coriginal EIR and its Addendum remains essentially unchanged. The
location of additional sensitive plant species, including two endangered species, on
the property subsequent to the preparation of the original EIR requires an additional
evaluation of impacts upon these newly discovered resources.

3.1 BIOLOGICAL RESOURCES

Biological resources in the project area were studied extensively by MBA between
October 1984 and February 1985. Sensitive biological resources were mapped and
quantified at that time (MBA 1985). MBA's findings largely corroborate those of
WESTEC (1985) and earlier investigators.

Sinee February 1985, however, The Gersten Companies have modified the proposed
specific plan amendment upon which MBA's investigation was based. Several
sensitive plant species not known to occur on the site when the EIR was prepared
were discovered during and subsequent to the MBA study. These included the
discovery of two state-designated endangered species which are also candidates for
federal listing as threatened or endangered. One, the San Diego thornmint
(Acanthomintha ilicifolia), was discovered during the MBA study in January 1985.
The other, Otay tarweed (Hemizonia econjugens), was discovered in May 1985
subsequent to the completion of the MBA study.

While most of The Gersten Companies' modifieations to the proposed El Rancho del
Rey Specifie Plan Amendment were addressed in the Addendum to the El Rancho del
Rey Specific Plan Amendment Final EIR, an analysis of MBA's findings based upon
the modified specific plan amendment, has not been accomplished previously. This
Supplemental EIR addresses all new findings with respect to the current proposed
specifie plan amendment, with an emphasis directed toward the state-endangered

Otay tarweed and the state-endangered San Diego thornmint.






3.1.1 Existing Conditions

A small (less than one hectare) population of the San Diego thornmint was located in
a clay lens grassland on a south-facing slope in the eanyon north of the north leg of
Rice Canyon in January 1985 (Exhibit 3-1). This species is restrieted in oecurrence
to relatively undisturbed clay depressions in southwestern San Diego County and

adjacent northwestern Baja California (Munz 1974),

A l4-acre population of Otay tarweed adjacent to Otay Lakes Road was discovered
in late May 1985 and mapped by MBA biologists in August 1985, Otay tarweed is
known from only a few small eolonies in southern San Diego County near the Mexican
border. On the site it is confined to deep clay soils in a moderately to rather heavily
disturbed area along a foot path paralleling a small gully southwest of Otay Lakes
Road and along an exposed north~facing slope south of the drainage gully (Exhibit 3-
1), The tarweed is most abundant at the confluence of the two subpopulations near
the drainage diteh. Plants become sparser to the east and west of this population
center where they are eventually replaced by nonnative grasses {Avena, Lolium) and
mustard (Brassica), and also to the south along the north-facing slope where
decidedly fewer plants were located. The total Otay tarweed population onsite is
estimated at between 10,000 and 50,000 plants (0,2 to 0.9 plants per square meter).

Other sensitive plant species first found on the site during the MBA investigation
and, consequently, not considered in the specific plan amendment EIR (WESTEC
1985), are the variegated dudleya (Dudleya variegata) and California adder's-tongue
fern (Ophioglossum luscitanicum). Additionally, a2 small population of Palmer's
grappling hook (Harpagonella palmeri var. palmeri) was located among specimens of
the San Diego thornmint subsequent to the completion of the MBA study. None of
these species is considered rare or endangered by the U.S. Fish and Wildlife Service
(FWS 1984) or the California Department of Fish and Game (CDFG 1984). The
effects of the proposed specifie plan amendment, as modified, upon these three

species and other sensitive plant and animal species found on the site, are discussed

in the next section.
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3.1.2 Impaets

The proposed Specific Plan Amendment, as presently designed with the retention of
much of the north leg of Riee Canyon in open space, is similar from a biologieal
resources perspective o the adopted Specific Plan., Slight modifieations to the
proposed plan, added since submittal of the Specific Plan Amendment Final EIR and
Addendum, will have a negligible effect on the biological resources of the site.
Therefore, with respeet to existing conditions, as desecribed in the Final EIR,
diseussions of projeet impacts in that document are adequate. As additional
information on sensitive biological resources obtained by MBA was not available at
the time the EIR was being prepared, and, as this additional information has not been
analyzed with respect to the modified Specific Plan Amendment, a discussion of
project impacts resulting from the modified plan in light of this new information is

necessary.

Overall ecological values would be similarly impacted by both the adopted Specific
Plan and proposed Specific Plan Amendments. Both plans provide similar amounts
and configurations of open space, including contiguous open space and wildlife

corridors.

With respect to habitats, less coastal sage scrub is retained in the northern portion of
the site in the proposed Specifie Plan Amendment; however, more coastal sage scrub
is retained in the southern portion of the site. A small net loss of ecoastal sage serub
would result from implementation of the proposed Specific Plan Amendment.
Roughly equal proportions of grassland and riparian woodland habitats are retained in
each plan and more of the mima mound annual forb community would be retained in

the proposed Specific Plan Amendment,

The impacts upon sensitive speecies resulting from implementation of either specifie
plan are summarized in Table 3-1. Impacts to sensitive species would be similar with
respeet to implementation of either plan, with a slightly greater collective impact

resulting from implementation of the proposed amendment.






TABLE 3-1

IMPACT ANALYSIS - ADOPTED SPECIFIC PLAN VS, PROPOSED
SPECIFIC PLAN AMENDMENT

Impact (Loss)

Species Status Adopted Plan Amendment
San Diego sunflower 357 acres 2486 247
pygmy spike-moss 264 acres 231 232
snake cholla 140 acres 113 121
coast barrel cactus 100 acres 80 85
Otay tarweed 14 acres 4 6
California adder's-tongue fern 29 populations 27 29
Oreutt'’s bird's beak 5 populations 4 5
Palmer's goldenbush 3 populations 1 1
variegated dudleya 3 populations 1 1
velvet cactus 2 populations 2 1
San Diego thornmint 1 population 1 1
Palmer's grapling hook 1 population 1 i
black-tailed gnateatcher 33 sightings 18 20
cactus wren 22 sightings 13 13

With respect to ecoclogical values, sensitive habitats and sensitive species, both the
adopted and proposed specific plans present similar impaects, with the proposed plan
only slightly less favorable., With respeet to impacts upon biologieal resources the
differences between the two plans are considered insignificant.

Specifie impaets upon the San Diego thornmint and the Otay tarweed resulting from
implementation of the proposed Specific Plan Amendment are analyzed in detail

below:

The thornmint population is in an area designated for residential land use with 0 to
2 dwelling units per acre, and is within 50 meters of the loop road connecting various
proposed subdivisions within the El Rancho del Rey planning area. The bulk of the
Otay tarweed population is located in proposed open space adjacent to Otay Lakes
Road. While open space contains only 8 of the 14 acres of tarweed, the densest
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populations are all econtained within open space. The more sparsely distributed plants
on the hillside south of the main population, however, are either in the right-of-way
for a proposed eonnector road between Otay Lakes Road and the proposed loop road,
or in an area presently designated for low density residential development.

3.1,3  Mitigation

Mitigation efforts, other than those presented in the Specific Plan Amendment Final
EIR and Addendum (WESTEC 1985), should be directed toward the preservation of
the two state-listed endangered plant species on the site - the San Diego thornmint
and the Otay tarweed — both of which were located subsequent to the preparation of
the EIR. The mitigation measures outlined below are designed to retain as much of
the existing populations of these two plants as feasible and to assure their future
survival on the site through plant transportation programs.

¢  Retain the thornmint population by designating an open space buffer area
30 meters wide to the east, west and south of the thornmint population,

and to the ridgeline north of the population.

o Revegetate the graded shoulder of the loop road in the vieinity of the
thornmint with native perennial species such as coyote bush (Baccharis
pilularis spp. pilularis), white sage (Salvia apiana) or jojoba (Simmondsia
chinensis} to disecourage the establishment of weeds.

0 Relocatg the connector road a minimum of 75 meters east of its presently
proposed location to avoid impacting the bulk of the tarweed population.

o Ineclude the hillside population of Otay tarweed in open space contiguous
with currently proposed open space areas adjacent to Otay Lakes Road.

o  Protect populations of the San Diego thornmint and Otay tarweed from
unauthorized human eneroachment through the establishment of pathways
and bikeways that lead around or away from these critical areas, by the
creation of appropriate barriers to prevent access of motor bikes, and
through the establishment of additional walls or fencing where necessary.






o Provide for a qualified botanist to be onsite during the grading phase of
road construction in the viecinity of the San Diego thornmint and the Otay
tarweed; such botanist to be selected by the City of Chula Vista and to be
responsible for establishing a temporary exclusion area around these two
plant populations to insure their safety during the period construction

equipment is being operated in the vieinity.

o Allow for the establishment of a responsible rare plant transplantation
program to be econducted by a qualified botanist or conservation
organization. Provisions of this program would include access by a
botanist to all rare or endangered plant species populations at least one
calendar year prior to construction, as well as access to suitable reloeation
areas in the designated open space elsewhere on the property.
Specifieally, existing populations of rare or endangered plants, notably the
San Diego thornmint and Otay tarweed, but also other speeies such as
Orcutt's bird's beak and variegated dudleya, would serve as natural
reservoirs of source material for transplantation to other sections of the
property where suitable habitat exists. Creation of additional populations
of these species on the site will offset potential losses in the source areas
due to unforeseen or unavoidable circumstances, natural or otherwise, and

ensure their long-term survival on the property.

Further details of the above mitigation measures should be established during the

development phase of each sectional planning area, as appropriate.






SECTION 4
ALTERNATIVES TO THE PROPOSED PROJECT

Alternatives to the proposed specific plan amendment have been adequately
addressed (WESTEC 1985).
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SECTION 5
UNAVOIDABLE SIGNIFICANT ENVIRONMENTAL IMPACTS

Unavoidable significant environmental impacts were addressed in the original
specific plan amendment EIR (WESTEC 1985). masmuch as implementation of the
project will impact recently discovered sensitive plant species on the property, these
regionally significant plant populations will be disminished, The loss of sensitive
plant resources ean be largely mitigated through the retention of natural open space
in areas where these species occur; however, the loss of a small fraction of the Otay
tarweed population during construection of a connector road, and the inevitable loss
of a few additional plants of this and other species from unauthorized trespass and
encroachment of nonnative nuisance species such as mustard and European grasses,

will constitute unavoidable adverse impacts.
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