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PREFACE

This three volume document comprises the Final EIR for the General Plan Amendment

prezoning and General Development Plan and annexation for the Planned Community
of EastLake A Notice of Preparation was circulated in January 1981 and an Environ

mental Constraints Inventory was prepared for the project site Subsequently a Draft
EIR was completed for the proposed project and circulated for public review The
Draft EIR text was revised in several areas to address concerns raised during the public
review period The revised EIR text comprises Volume 1 of the Final EIR Volume 2

contains the comments received on the Draft EIR and the responses to those comments

Volume 3 contains the technical appendices to the EIR including a supplemental traffic

analysis completed during the public review period Additional information regarding
the project including an Environmental Data Base White papers and other technical

reports prepared by the applicant are available for review at the City of Chula Vista

Planning Department



TABLE OF CONTENTS

Section Title Page

I INTRODUCTION AND SUMMARY 1

1 1 Purpose 1

1 2 Summary of Findings 2

11 PROJECT DESCRIPTION 11

2 1 Geographic Location 11

2 2 Existing Topography and Land Uses 11

2 3 Project Characteristics 14

2 3 1 Existing General Plan Designations 14

2 3 2 Proposed General Plan Amendment 15

2 3 3 Planned Community of EastLake 15

11I IMPACT ANALYSIS 23

3 1 Land Use 23

3 2 Agricultural Resources 33

3 3 Transportation and Circulation 44

3 4 Sewer Services 58

3 5 Water Availability 65

3 6 Schools 68

3 6 1 Elementary Schools 68

3 6 2 Junior and Senior High Schools 69

3 7 Police Protection 71

3 8 Fire Protection 72

3 9 Energy Supply and Conservation 73

3 10 Parks and Recreational Facilities 77



Section

3 11

3 12

3 13

3 14

3 15

3 16

3 17

3 18

3 19

3 20

3 21

3 22

3 22 1

3 22 2

3 22 3

3 22 4

3 23

3 24

3 25

VIII

V

5 1

5 2

TABLE OF CONTENTS Continued

Title

Library Services

Other Utilities and Services

Biological Resources

Visual Resources

Geology

Soils

Groundwater

Surface Drainage

Mineral Resources

Water Quality

Climate Air uality

Socioeconomic Factors

Population

Housing

Employment

Fiscal Analysis

ArchaeologicalHistorical Resources

Paleontological Resources

Noise

GROWTH INDUCING IMPACT OF THE PROPOSED ACTION

ALTERNATIVES TO THE PROPOSED ACTION

No Project

Intensive Agricultural Use

c

I

f
ii

Page

78

79

80

90

95

100

101

102

107

107

110

123

123

124

126

128

129

134

135

141

145

145

146



TABLE OF CONTENTS Continued

Section Title Page

5 3 Reduced Residential Density 147

5 4 Development in Conformance with Greenbelt Plan 147

5 5 Partial Development of Project Site 149

5 6 Redesign of the EastLake Development Plan for
Increased Employment Opportunities 149

VI UNAVOIDABLE SIGNIFICANT ENVIRONMENTAL IMPACTS 151

VII RELATIONSHIP BETWEEN LOCAL SHORT TERM USE OF

THE ENVIRONMENT AND THE MAINTENANCE AND

ENHANCEMENT OF LONG TERM PRODUCTIVITY 153

VIII IRREVERSIBLE ENVIRONMENTAL ChANGES THAT WILL

RESULT FROM THE PROPOSED PROJECT 155

IX REFERENCES 157

X CERTIFICATION OF ACCURACY AND QUALIFICATIONS 165

LIST OF FIGURES

Number Title Page

12

2 2

Regional Locale of Project Site

Location and Topography of Project Site and Vicinity Por

tions of USGS 7 5 Otay Mesa and JamulliJountain Quads 13

2 1

2 3 Proposed General Plan Designations 16

2 4 Proposed Circulation System 17

2 5 General Development Plan 18

2 6 Proposed General Development Schedule 21

3 1 County of San Diego Land Use Designations Otay Subregional
Planning Area Land Use Element 26

iii



TABLE OF CONTENTS Continued

LIST OF FIGURES Continued

Number Title Paje

3 2 City of Chula Vista General Plan Land Use Designations 27

3 3 Project Site Soils Agricultural Constraints 35

3 4 East Chula Vista Traffic Study Area 45

3 5 1980 Traffic Counts Within the East Chula Vista Traffic

Study Area 46

36 Circulation Element of the Chula Vista General Plan 47

3 7 Circulation Element of San Diego County General Plan 49

3 8 Year 2000 Traffic Lanes and Volumes Network 1 52

3 9 Year 2000 Traffic Lanes and Volumes Network 2 53

3 10 Project Circulation Impacts Network 1 54

3 11 Project Circulation Impacts Network 2 55

3 12 Sewage Tributary Areas 0

3 13 Biological Resources 81

3 14 Geologic Formations and Constraints 96

5 1 City of Chula Vista Greenbelt Plan Advance Planning
Division Sketch Plan 148

LIST OF TABLES

Number Title Paje

I I Summary of Future Environmental Review for EastLake 3

2 1 Statistical Summary of Land Use by Phase 22

3 1 Analysis of Soils on EastLake Project Site 36

3 2 Summary of Crop Suitability by Soil Type 37

3 2A EastLake Tentative Street Requirements 57

tb
iv



Number

3 3

3 4

3 5

3 6

3 7

3 8

3 9

3 10

3 11

3 12

3 13

3 14A

3 14B

3 15

TABLE OF CONTENTS Continued

LIST OF TABLES Continued

Title

EastLake Sewage Flows

Estimated Water Demand at Ultimate Buildout

East Lake Energy Consumption by Land Use

EastLake Phased Energy Consumption

Uses of Open Space in EastLake

Storm Discharge from Project Drainageways

Ambient Air Quality in the EastLake Vicinity

Ambient Air Quality Standards

Summary of Project Related Emissions During Construction
1993 Operation 1999 and Combined Construction

Operation 1996 Phases

Projected 1990 Emissions for San Diego County

Percent of Work Force Employed by Industry

Annual Revenue and Cost Summary EastLake Fiscal Impact
Analysis Alternate A

Annual Revenue and Cost Summary EastLake Fiscal Impact
Analysis Alternate B

CNEL Noise Contour Distances from Major Roadways for

Ultimate Traffic Conditions

v

Page

62

66

75

75

78

104

112

113

117

120

127

130

131

137



TABLE OF CONTENTS Continued

APPENDICES

The following appendices to the EIR are on file with the City of Chula Vista and are

available for public review at the Planning Department

Letter Title

A Biological Survey Report

D

Air Quality Analysis EastLake Planned Community

Traffic Impact Study EastLake Planned Community

Fiscal Efficiency Analysis EastLake Planned Community

B

C

The proposed Planned Community District Regulations Environmental Data Base and

other technical reports are also on file with the Chula Vista Planning Department

C

C vi



SECTION I

INTRODUCTION AND SUMMARY

11 PURPOSE

This environmental document addresses the 3073 acre Janal Ranch property
located in an unincorporated area of the southern portion of San Diego County
approximately 7 5 miles east of downtown Chula Vista and 7 miles north of the

U S Mexico border The property is located in the Countys Otay Subregional
Planning Area but is also shown on the City of Chula Vista s General Plan Land

Use Map Although the site is generally considered to be within the City s

Planning Area the Local Agency Formation Commission LAFCO has not

adopted a sphere of influence for Chula Vista

The applicant is proposing to amend the Land Use and Circulation Elements of

the Chula Vista General Plan to designate a mixture of residential commer

cial industrial public and open space land uses If the proposed project is

approved other elements of the General Plan would need to be updated where

appropriate to maintain consistency Additional actions included in the proj
ect proposal are prezoning of the property to PC Planned Community and

annexation to the City of Chula Vista from the County of San Diego

This document is designed to serve as a Draft Master Environmental Impact
Report MEIR for the proposed General Plan Amendment prezoning and Gen

eral Development Plan GDP and annexation for the Planned Community of

EastLake The annexation will require approval by LAFCO and the Chula

Vista City Council Approval of the GPA draft prezoning and GDP are also

required from the City Council 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 actions thus permit
ting the City of Chula Vista to complete the Final EIR without additional

major research effort Both the annexation and the proposed land use designa
tion changes are analyzed in conjunction with the general development plan
associated with the prezoning This document will serve as a master EIR to

expedite the environment review of future specific developments within the

project area by 1 providing information the City can use to decide whether

certain environmental effects are likely to occur and whether those effects

would be significant 2 providing a central source of information for use in

preparing individual EIRs and or negative declarations and 3 identifying long
range areawide and cumulative impacts of individual developments proposed
in the project area

As noted above this Draft EIR is intended to serve as a Master EIR for the

EastLake project The Administrative Guidelines to CEQA provide in Section

15069 5

a Where a large capital project will require a

number of discretionary approvals from governmen
tal agencies and one of the approvals will occur

more than two years before construction will begin

r
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a staged EIR may be prepared covering the entire

project in a general form The staged EIR should

evaluate the proposal in light of current and con

templated plans and produce an informed estimate
of the environmental consequences of the entire

project The aspects of the project before the pub
lic agency for approval shall be discussed with a

greater degree of specificity

b When a staged EIR has been prepared a supple
ment to the EIR shall be prepared when a later

approval is required for the project and the infor
mation available at the time of the later approval
would permit consideration of additional environ

mental impacts mitigation measures or reasonable

alternatives to the project

As noted in Table 1 1 Sectional Area Plans Tentative Maps and Planned Unit

Development must themselves be subjected to environmental review with

respect to the resources and issues listed in Table 1 1 prior to any approval
which may result in a significant effect on the environment When subsequent
environmental documents are prepared with respect to later discretionary
approvals further opportunity to recommend further mitigation measures and

project alternatives

As provided for by the Administrative Guidelines to CEQA in Section 15002 f
where subsequent environmental review demonstrates that the project under

consideration and its attendant approvals would cause a substantial adverse

change in the environment the lead agency must respond to such information

by one or more of the following actions

1 Changing a proposed activity

2 Imposing conditions on the approval of the

activity

3 Adopting plans or ordinances to control a

broader class of activities to avoid the prob
lems

4 Choosing an alternative way of meeting the

same need

5 Disapproving the project or

6 Finding that changes in or alterations the

project are not feasible

7 Finding that the unavoidable significant
environmental damage is acceptable as pro
vided in Section 15089

2



Table 1 1

SUMMARY OF FUTURE ENVIRONMENTAL REVIEW FOR EASTLAKE

General

Development Sectional Tentative Map
Issue Plan Area Plan Precise Plan

Land Use X X X

Agricultural Resources X

Transportation and

Circulation X X

Sewer Services X X

Water Availability X

Schools X X

Police Protection X

Fire Protection X X

Energy X X X

Parks and Recreation X X

Other Utilities and
Services X X

Biological Resources X X X

Visual Resources X X X

Geology X X

Soils X X X

Groundwater X

Drainage X X

Mineral Resources X

Water Quality X X X

Air Quality X

Socioeconomic Factors X X

Archaeology History X X

Paleontology X X

Noise X X X

X issue to be addressed

X issue to potentially be addressed

blank issue not to be addressed

b 3



This report is submitted to the City of Chula Vista in accordance with the

California Environmental Quality Act and EIR Guidelines as amended Janu

ary 1 1981

In designing the EastLake Planned Community the applicant used a planning
process which included environmental studies from the initial stages of the

project Subsequent to finalizing the General Development Plan for EastLake

an Environmental Data Base was prepared and submitted to the City of Chula

Vista This data base was used during preparation of the Environmental Con

straints Inventory for the project and in turn this EIR Future planning
studies for EastLake will include Sectional Area Plans site plans and tentative

maps The topics for which environmental review may be necessary as these

later plans are submitted are identified on Table 1 1

12 SUMMARY OF FINDINGS

Project Description

The 3073 acre EastLake project site is located in the eastern portion of the

Chula Vista Planning Area in an unincorporated portion of San Diego County
Upper and Lower Otay Lakes are adjacent to the eastern project boundary and

Otay Lakes Road traverses the site from west to east The sites topography is

gently rollings hills and current land use is primarily agriculture dry farmed

barley

The existing County land use designations are Intensive Agriculture over the

majority of the site and Very Low Density non urban residential uses for the

remaining areas The Chula Vista General Plan also designates the majority of
the site for Agriculture and Reserve The northwestern portion of the site is

designated for Medium Density Residential uses

The EastLake project as proposed would be developed as a Planned Community
including a mixture of residential industrial commercial office community
educational and open space land uses The applicant is requesting a prezone to

Planned Community and adoption of a General Development Plan and phasing
schedule to guide development of the site To allow such development a

General Plan Amendment for the Land Use and Circulation Elements of the

Chula Vista General Plan would be required If the GP A and prezone are

approved a request for annexation to Chula Vista would be made to LAFCO

Environmental Analysis

The environmental impacts of the proposed project are summarized below

More detailed discussions of impacts and mitigation measures for each issue

are contained in Section III of this report

Land Use The proposed changes in land use designations and ultimate devel

opment according to the General Development Plan were identified to have a

significant impact on agricultural resources This is discussed further in the

following paragraph Conflicts with surrounding land uses are not anticipated
except for the area adjacent to Otay Lakes Park This potential impact can be

mitigated through specific site design Internal land uses would be compatible

4



and no significant impacts would occur EastLake development would be a

substantial change from City policy regarding land use designations for this

area and would vary from density assumptions used for Series V population
projections As a result of this change in policy there could be secondary
effects on traffic community services and air quality as discussed below

Agricultural Resources The majority of the project site contains soils suit

able for agricultural use which due to location within the coastal climate

would be highly productive given imported water The loss of the current dry
farmed barley production is not considered significant but the loss of resources

for the potential production of coastal dependent crops would be a significant
adverse impact of project development

Transportation and Circulation Traffic generated from development of the

proposed project would represent an increase in total area trips of 16 to

18 percent On a cumulative basis this traffic would have a significant
impact on the regional circulation system Mitigation of the impact is possible
with phased improvements to roadways and intersections constructed in con

junction with need At the City s discretion some of these improvements
should be the responsibility of the developer while other property owners and

various public agencies would need to construct other links The major road

improvements which will be needed to avoid significant impacts include

SR 125 between the project and SR 54 should be constructed as a four

lane prime arterial eventual widening to six lanes with selected grade
separations may be required

Otay Lakes Road should be extended south of Telegraph Canyon Road

to an intersection with Orange Avenue Orange Avenue should be

extended from that point to the EastLake property

Several roads see Appendix C presently designated as collectors will

have to be reclassified as major arterials including
Sweetwater Road SR 54 Bonita

Bonita Bridge
Sweetwater Road SR 54 Bonita Bridge
Corral Canyon Road

Brandywine Avenue

Bonita Road between 1 805 and the Bonita Bridge will need to be

widened to a six lane divided major artieral

If project development is phased with needed circulation improvements poten
tial impacts would be reduced to insignificance If improvements are not

made a significant adverse traffic impact would result

Sewer Services Sewage generation from the EastLake project would be sub

stantially higher than that anticipated under current lower density General

Plan designations Sewage disposal facilities do not currently exist onsite and

full development of the project would require extensive construction of both

on and offsite lines or separate sewage treatment facilities Such improve
ments would need to be phased with development to avoid significant impacts

cC
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First phase construction would have some allotted capacity in the Telegraph
Canyon trunk line and pumping into existing lines over a short term period is

being requested by the applicant If the extension of sewage lines is the option
selected for sewering the project site there is a potential for contributing to

growth inducement of adjacent parcels

Water Availability Project development would require the construction of

water distribution facilities onsite which would be the responsibility of the

developer The Otay Water District has indicated an ability to supply water to
the site However the loss of imported water from the Colorado River as a

result of Arizona s withdrawal would have regional water supply implications
The project as proposed would represent an incremental impact on limited

regional water supplies which could be significant on a cumulative basis The
use of reclaimed water for irrigation of open space and recreation areas as

well as conservation measures would reduce the demand for imported water
from the community However the problem of adequate supply must be
solved on a regional scale

Schools Students generated by project development would create a need for
additional school facilities within the project area The General Development
Plan indicates school sites for 5 elementary 1 junior and 1 senior high Based
on current generation rate and average school capacities there may be a need
for 2 additional elementary and 1 each junior and senior high schools within
the community The provision of adequate school facilities should be coordi
nated with the Districts and provided by the developer in conjunction with
need to reduce potential impacts to insignificance

Police Protection Initial emergency response time to development within
EastLake would be below the preferred time The addition of police staff and

equipment to meet the demands of new development would eliminate the
short term impact which would occur during the initial phase of the project

Fire Protection Significant short term impacts on the Citys Fire Department
would occur during the first phase of development until a new station is oper
ational in the project area A second station may be necessary during later

phases of project buildout The developer would be responsible for providing a

station site and construction of the station structure as well as provision of

the necessary apparatus and equipment may also be required to mitigate
potentially significant impacts

Energy Project development would result in an incremental increase in
demand for energy No unique or unusual demands for energy are anticipated
to result from implementation of the project in this area due to the provision
of a mixture of land uses which would help to reduce future residents travel
distances Conservation measures being considered for the development would
further reduce energy demand and consumption

Parks and Recreation Facilities The proposed General Development Plan for
EastLake includes the provision of open space and park areas to serve future
project residents No adverse impacts related to parks would occur

6



Library Services Project development would result in an incremental increase

in demand for library services Due to the size of the project and distance

from the central library a significant impact could occur unless mitigation
measures are implemented Those recommended by the City librarian include

provision of temporary space for a branch library purchase of books funding
of staff for 1 year and dedication of a site for a permanent branch library

Other Utilities and Services Project development would incrementally
increase the use of and demand for other services including solid waste dis

posal telephone service churches hospital and paramedic services No signif
icant impact to these services and facilities are anticipated

Biological Resources The majority of the natural vegetation on the project
site has been disturbed through agricultural cultivation The proposed project
design includes retention of almost all the remaining native vegetation onsite

and associated sensitive species No significant biological impacts are antici

pated as a result of project development although there will be an incremen

tal reduction in the foraging area for raptors

Visual Resources The proposed development of the EastLake Planned Com

munity would substantially alter the visual character of the site from its pas

toral appearance to an urbanized community Specific grading and design
features are not available at this time but mitigation measures to minimize

visual impacts are included in the proposed PC regulations These address

grading and architectural design as well as visual considerations for projects
adjacent to designated Scenic Highways Site specific visual impacts should

be addressed during subsequent project review

Geology The designation of land uses on the project site has generally been

responsive to geologic conditions except in several possible minor landslide

areas Potential impacts related to slope instability can be mitigated by

remedial grading or use of fill to buttress and stabilize the landslides Poten

tial seismic activity would be no greater at the site than elsewhere in southern

California Construction in accordance with the Uniform Building Code will

minimize the effects of earthquake shaking Prior to final project design a

detailed geologic investigation is required to be conducted to provide grading
foundation and construction recommendations

Soils The project site contains areas with highly expansive soils Unstable

soils conditions can be mitigated to insignificance by following the recommen

dations of an engineering geologist

Groundwater Development of the proje t site would not affect local or

regional groundwater conditions in the project vicinity

Drainage Development of the proposed project would increase runoff from

the site which would represent an incremental increase in the existing flood

discharge of the Sweetwater and Otay Rivers Several areas downstream are

currently subject to flooding problems and the project contribution to peak
runoff could be significant on a cumulative basis

7



The portion of EastLake which is drained by Telegraph Canyon represents
14 percent of the total watershed Development of this site with urban uses

rather than the assumed agricultural use would result in an underestimation of
the projected peak discharge and could impact drainage facilities Develop
ment in the portion of the site drained by Long Canyon could also aggravate
the existing drainage problem southeast of Bonita Road Measures to control
peak runoff discharge to preproject levels and provide drainage improvements
could mitigate potential drainage impacts

Mineral Resources No mineral deposits are known or expected onsite

Water Quality Development of the site with urban uses would result in a

change in the type of contaminants contained in surface runoff and would
decrease sediment loads of runoff No significant impact on water quality is
anticipated from project implementation The wastewater reclamation plant
being considered for sewage treatment would involve the use of treated waste
water for irrigation Disposal of the treated effluent may be restricted along
the eastern margin of the property which drains into Otay Lakes by the
RWQCB No significant water quality impact would occur onsite or in down
stream areas

Air Quality The proposed EastLake development would represent a signifi
cant increase in the planned growth levels within the Chula Vista Planning
Area with a resultant increase in pollutant emissions from mobile and station
ary sources The impact of project implementation would be significant on a
cumulative regionwide level due to the departure from planned growth within
the air basin Mitigation measures are available to reduce project related
emissions but cannot mitigate the impact to insignificance

Socioeconomics Development of the proposed project would result in a redis
tribution of planned housing units and population within the Chula Vista Plan
ning Area This would affect the rate and density of development in other
portions of the Planning Area Secondary impacts associated with growth of
this property and the potential induced growth on surrounding parcels are

discussed individually and in Section IV The proposed development wouldpro
vide additional employment opportunities in the Chula Vista area The fiscal
analysis for the project indicated a net benefit to the City during all phases of
the project

ArchaeOlogical Historical Resources Field investigation of the EastLake
property identified three archaeologicalhistorical sites and 14 artifact iso
lates Future development of the project area would result in the loss or
impairment of the cultural resources present onsite unless appropriate mitiga
tion measures are taken including surface and subsurface testing

Paleontological Resources There is a potential for paleontological resources
to be present within the extreme southwestern portion of the project site A
more precise determination of the resource presence can be made through
field examination of future soil and geotechnical borings or cut slopes during
grading operations Mitigation measures are available to avoid significant
impacts to any paleontological resources onsite

8
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Noise Ambient noise levels in the project vicinity would increase as a result

of urban development Significant noise impacts would occur if residential

uses were constructed within the 65 dB A CNEL contours adjacent to road

ways in the project area Mitigation of noise impacts is possible through
construction techniques or noise barriers Specific noise impacts would need

to be determined at the time of individual project review

Growth Inducement The project as proposed would introduce an urban devel

opment into a currently rural setting and would involve the extension of

roads sewage facilities and community services Development of EastLake

could affect both the timing type and location of growth of adjacent parcels
and could encourage additional annexation requests Although development of

the project site is planned to be phased over a 20 year period the project
proposal is considered to have significant secondary impacts associated with

growth inducement If adjacent parcels were to develop at densities similar to

EastLake an overload of facilities such as roads sewers and drainage struc

tures could result Other secondary effects would be air quality and commu

nity service availability

9



SECTION IT

PROJECT DESCRIPTION

2 1 GEOGRAPHIC LOCATION

The EastLake project site is comprised of the 3073 acre Janal Ranch property
located in an unincorporated area of the southern portion of San Diego County
The property is approximately 7 5 miles east of downtown Chula Vista and

7 miles north of the U S Mexico border and is continguous to the City of

Chula Vista corporate boundary along one segment of its northwestern area

The project site is directly adjacent on its eastern boundary to the Upper and

Lower Otay Lakes It is bisected on an east west route by Otay Lakes Road

and is about 5 miles east of 1 805 The location and topography of the site are

indicated on Figures 2 1 and 2 2

2 2 EXISTING TOPOGRAPHY AND LAND USES

The project site topography is typical of the western foothills of the Peninsu

lar Range consisting of rolling hills cut by drainage courses Elevations range
from 750 feet above mean sea level MSL in the central portion of the site to

370 feet above MSL in the northwestern corner where the site slopes down to

Proctor Valley The highest portions of the site 700 to 750 feet above MSL

are along the crest of the north south trending ridge in the center of the site

that divides the Salt Creek and Telegraph Canyon watersheds Figure 2 2

Another north south trending ridge along the site s eastern boundary separates
the Salt Creek and Otay Lakes watersheds and reaches elevations of 600 to

650 feet along its crest A third northeast southwest trending ridge on the

site s northwest corner has ridge crest elevations of approximately 700 feet

and divides the Telegraph Canyon watershed from the Sweetwater River

watershed

The majority of the Janal Ranch is currently dry farmed for barley production
with several small areas in the northwestern and southeastern portions of the

site remaining natural Structures on the Janal Ranch are limited to the ranch

buildings on the south side of Otay Lakes Road adjacent to Salt Creek

Other land uses onsite include the Second San Diego Aqueduct which crosses

the southwestern and northwestern portions of the property a water tank in

the central part of the site Easterly Otay Lakes Road and several dirt roads

San Diego Gas Electric Company has plans to construct a 230 kV transmis
sion line across the western portion of the site Figure 2 2

The land surrounding the EastLake site is largely undeveloped A large area to

the south and a smaller area to the north is used for agricultural and grazing
purposes by United Enterprises Further north the land is not cultivated and

remains in a natural condition The ranch headquarters for United Enterprises
are located northeast of the ranch buildings for Janal Ranch

Upper and Lower Otay Lakes are located adjacent to the eastern project
boundary Otay Lakes is a regional park used extensively for recreational

11
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purposes including fishing camping and picnics Further east and southeast is
the more rugged undeveloped terrain of the Jamul and San Ysidro Mountains
with San Miguel and Mother Miguel Mountains located north of the projectsite

Some urban uses are located west of the project site including a mobile home
development singlefamily residential uses and further west Southwestern
Community College Additional existing and planned residential uses within
the Chula Vista Bonita and Sunnyside areas are located to the northwest and
west

2 3 PROJECT CHARACTERISTICS

The EastLake project as proposed is designed as a 3073 acre Planned Commu
nity including a mixture of residential commercial industrial office commu
nity educational and open space land uses The applicant is proposing to
annex the site to the City of Chula Vista from an unincorporated area of San
Diego County The Local Agency Formation Commission LAFCO has not
adopted a sphere of influence for Chula Vista although the site is shown on
the Chula Vista General Plan

The applicant is requesting a prezone to Planned Community PC and adoptionof a General Development Plan and phasing schedule to guide development of
the site To allow such development a General Plan Amendment would be
required for the Land Use and Circulation Elements of the Chula Vista General
Plan The GPA and prezone are to be processed concurrently and if approved
a request for annexation will be made

At later stages of the project development program additional discretionary
approvals and actions would be required for the project These actions would
include the City of Chula Vista s review and approval of sectional development
plans and site plans sUbdivision maps grading permits and other projectrelated permits The project applicant will also be required to obtain a 1601
1603 permit from the California Department of Fish and Game if the develop
ment proposes alteration of any streambed under the Department s jurisdic
tion The project applicant may also be required to obtain a 404 permit from
the U S Army Corps of Engineers if the development proposes encroachment
or disruption of onsite vernal pools under permit control

2 3 1 Existing General Plan Designations

The EastLake project site is located within the jurisdiction of the County of
San Diego in the Otay Subregional Planning Area The County s Regional Land
Use Map designates the majority of the project site as Intensive Agriculturewith the remainder of the site shown for very low density nonurban residen
tial uses

The Chula Vista General Plan Land Use map also designates the majority of
the site for Agriculture and Reserve The northwestern portion of the site is
designated for Medium Density Residential uses 4 to 12 du acre

14



A more detailed discussion of land use can be found in Section 3 1 Circulation

and access is discussed in Section 3 3

2 3 2 Proposed General Plan Amendment

The General Plan Amendment proposed for the project site would involve a

change in land use designations as illustrated on Figure 2 3

The majority of the site would be designated for medium density residential

uses 4 12 duacre Low density residential uses are proposed for the north

western portion of the site portions of the northeastern and southeastern

areas adjacent to Otay Lakes and in the south central section of the property
High and very high density residential uses are dlsignated in several locations

with most adjacent to the commercial and industrial areas

There are two commercial designations located at proposed major roadway
intersections The industrial and office uses are clustered in the northern

portion of the site

Open space land uses are designated throughout the site and include the east

ern project boundary adjacent to Otay Lakes steeply sloping land in the north

western portion of the site the second San Diego aqueduct and an open space
system through the central portion of the property School and park locations

are also indicated by the proposed General Plan map

The proposed Circulation system is shown on Figure 2 4 The location of
Major Roads designated within the project boundaries would be changed from

the existing plan designations and additional collector roads onsite would be

indicated by the General Plan map An analysis of traffic impacts associated
with the project can be found in Section 3 3

2 3 3 Planned Community of EastLake

The General Development Plan for EastLake is shown on Figure 2 5 This plan
indicates the project land uses in greater detail than is shown by the proposed
General Plan designations Specific acreage density and land uses which

would guide development of the 3073 acre site are defined by the Planned

Community District Regulations for EastLake available for review at the City
of Chula Vista Planning Department

The project as proposed would allow a maximum of 11 800 dwelling units
within a total area of 1720 5 acres approximately 56 percent of the total site

area There will be a mix of seven residential density types including con

ventional singlefamily detached dwellings on lots ranging from 6000 square
feet to I acre zero and doublezero lot line patio homes duplexes triplexes
mobile home parks and other attached and detached residential cluster

arrangements and condominimums garden apartments and other similar
multi family residential uses A detailed description of and standards for each

type of residential use is included in the Planned Community District Regula
tions for EastLake
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The average net residential density of the project is 6 9 du acre based on the

total gross residential acres within the project The net density ranges for the

seven residential categories are as follows

Residential Cate ory

Residential Net Density Range
units acre

Type 1

Type 2

Type 3

Type 4

Type 5

Type 6

Type 7

0 1 3

3 5

5 9

9 12
12 20
20 30

30

The remaining 44 percent of the project site will be used for a variety of non

residential land uses as indicated on Figure 2 5 including 229 4 acres for the

circulation system

The plan provides for 28 8 acres in two locations of commercial CO uses

intended to provide the community with neighborhood commercial facilities

ie grocery stores convenience retail gas stations drug stores etc

The Planned Community would also include a 208 9 acre employment park EP

light medium industrial research and development warehousing and offices

and 30 6 acres of office OF development adjacent to the employment park
These uses would provide employment opportunities within the project for res

idents of the Planned Community and the surrounding region

Community facilities CF to provide services to the community are proposed
in six locations The permitted principal uses of these sites would be civic

uses and public facilities fire substation police substation City administra

tive offices community support uses community center post office

churches daycare center a water storage tank and water reclamation facil

ity

There are 113 2 acres reserved for schools SC five elementary schools one

junior high school and one high school pending decisions by the affected

school districts as to educational facility needs within the proposed commu

nity The plan also provides for 715 acres of open space recreation uses

These areas would provide active and passive open space natural open space
lakes and ponds public and private parks and public and private non commer

cial recreation areas uses and facilities recreation facilities swimming
pools country clubs They could also provide equestrian centers and com

mercial recreation uses where permitted

Figure 2 4 illustrates the proposed circulation plan which would serve the

EastLake Planned Community The plan also identifies a master plan hiking
and biking trail system and an equestrian trail system

19



The project site has been divided into five subcommunities whose relative
locations are shown on Figure 2 6 A tabular summary of land uses is shown

on Figure 2 5 The total acreage within each subcommunity is as follows

N orthview

Sky Park
Lakewood

North Shores

Lakeview

639 0

346 9
1191 6

296 4

599 1

The phasing of the EastLake Planned Community is estimated to occur over a

16 to 20 year time span in three sequential phases Figure 2 6 Table 2 1 pre
sents a statistical summary of the uses within each phase area

The total population of EastLake is estimated to be 30 445 with growth spread
over the entire period of project development Population estimates 2 58 per
sons per unit for each phase are as follows

Phase 1

Phase 2
Phase 3

10 475

10 578

9 392
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SECTION III

IMPACT ANALYSIS

Prior to preparation of the Environmental Impact Report EIR an Environmental Con

straints Inventory was prepared for the subject property That document was intended
to provide information on the environmental resources and hazards present onsite for

planning purposes as weIl as a discussion of existing conditions for issues addressed in

this EIR A large portion of that document has been incorporated into this EIR as the

environmental setting for each topic The applicant also submitted an Environmental

Data Base including several special studies which was utilized during the planning of
the proposed project Those documents are on file with the Chula Vista Planning
Department

Each topic in this section includes the foIlowing subsections Existing Conditions

describes the environmental setting for each topic 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 conclusion

regarding what the significance of any impacts would be after mitigation has been

implemented

The impact analysis is structured to evaluate the potential effects from each of the

discretionary actions required for project implementation This section includes the

impacts which would result from the changes in land uses proposed for the EastLake

project site from existing designations to those detailed by the general development
plan impacts associated with annexation to the City of Chula Vista and the long range
areawide and cumulative impacts of the proposed Planned Community of EastLake

3 1 LAND USE

3 11 Existing Conditions

The EastLake project site is comprised of the 3073 acre Janal Ranch which is

used primarily for agricultural purposes The majority of the property is dry
farmed for barley production An area of the northwestern portion of the

property is leased on a month tomonth basis for running about 15 head of

cattle Water accumulates in a catch basin and the leased acreage is used

primarily for watering the cattle with some grazing allowed as well Struc

tures on the EastLake property are limited to the ranch buildings on the south

side of Otay Lakes Road adjacent to Salt Creek

Other land uses onsite include the Second San Diego Aqueduct which crosses

the southwestern and northwestern portions of the property a water tank in

the central part of the site Easterly Otay Lakes Road and several dirt roads

San Diego Gas Electric Company has plans to construct a 230 kV transmis

sion line across the western portion of the site as shown in Figure 2 2

The land surrounding the EastLake site is largely undeveloped A large portion
to the south and a smaller area to the north is used for agricultural and

grazing purposes by United Enterprises Further north the land is not culti

vated and remains in a natural condition The ranch headquarters for United

Enterprises is located northeast of the ranch buildings for Janal Ranch

@
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Upper and Lower Otay Lakes are located adjacent to the eastern project
boundary Otay Lakes is a regional park used extensively for recreational

purposes including fishing camping and picnics Further east and southeast is
the more rugged undeveloped terrain of the Jamul and San Ysidro Mountains
with San Miguel and Mother Miguel Mountains located north of the project
site

Some urban uses are located west of the project site including a mobile home

development singlefamily residential uses and further west Southwestern
Community College Additional existing and planned residential uses within
the Chula Vista Bonita and Sunnyside areas are located to the northwest and
west

Land Use Plans and Policies

EastLake is located east of the City of Chula Vista within an unincorporated
area of San Diego County The Local Agency Formation Commission LAFCO
has not adopted a sphere of influence for Chula Vista However the project
site has been included on the City s General Plan land use map and is generally
considered to be within the City s Planning Area The land use plans and

policies of both the City and the County are described in the following discus
sion

County of San Diego

The EastLake project site is located within the jurisdiction of the County of
San Diego in the Otay Subregional Planning Area The Regional Land Use
Map and the Regional Growth Management Plan RGMP San Diego County
1978 classify the project site as an Estate Development Area which combines

agricultural and low density residential uses Estate Development Areas
EDAs are those areas outside the Urban Limit Line but within the boundaries

of the County Water Authority It is a policy of the Land Use Element that
urban development will not occur outside the Urban Limit Line during the life
of the plan

The RGMP includes goals and policies for development of the unincorporated
areas of San Diego County The overall goals are

Urban growth should be directed to areas within or adjacent to existing
urban areas The rural setting and lifestyle of the remaining areas of
the County should be retained

Growth should be phased with facilities

Growth should be managed in order to provide for affordable housing
and balanced communities throughout the unincorporated area

Urban portions of the unincorporated area should be encouraged to
either annex to an adjacent city or incorporate As an alternative
urban levels of service should be financed through County Service
Areas Community Service Districts or an alternative mechanism
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The majority of the project site is designated by the County s Regional Land

Use Map as Intensive Agriculture Figure 3 1 Agricultural designations are

intended to promote agricultural use as the principal and dominant use Uses
that are supportive of agriculture or compatible with agricultural uses are also

permitted

The remainder of the project site is designated for non urban residential uses

As defined by the Land Use Element these designations provide for areas not
intended to develop at urban densities Urban improvement standards will not

apply and urban level services will not be provided The northwestern portion
of the property is shown for Estate Residential which allows minor agricul
tural and low density residential uses with minimum parcel sizes of 2 or

4 acres dependent on slope The southeastern extension of the property adja
cent to Lower Otay Reservoir is designated Multiple Rural Use with minimum

parcel sizes of 4 8 or 20 acres based on slope or County Groundwater Policy
criteria see Figure 3 1

Clustering and lot averaging is allowed in EDAs if the parcel is 40 acres or

larger at least 40 percent of the project area is retained as permanent open
space and the project will not require urban levels of service

The County of San Diego Use Regulation for the project site is S 87 Limited
Control This designation provides limited controls on the use of property in

portions of the unincorporated area of the County pending specific studies to

enable rezoning of the area in conformance with the adopted General Plan
Uses presently allowed in the zone are similar to the General Agricultural
A 72 Use Regulations which are intended to create and preserve areas for

the raising of crops and animals Allowable uses include Family Residential
Essential and Fire Protection Services various agricultural use types and cus

tom manufacturing

City of Chula Vista

The Chula Vista General Plan land use map designates the majority of the

project site for Agriculture and Reserve Figure 3 2 The northwestern por
tion of the site is designated for Medium Density Residential Uses 4 to

12 du acre The Open Space Element also shows most of the property for

Interim Open Spa e Agricultural Preserve

The Open Space Element states that

The Inventory of Existing Open Space Areas and

the Open Space Element Map show approximately
10 850 acres of open space in the eastern portion of
the planning area This area is curren tIy shown on

the General Plan as Agriculture and Reserve As

the General Plan designation indicates this area is

currently in agricultural use and in reserve for

future urban development This area will be the

subject of further study to determine locations of

subareas which should be afforded more permanent
protection
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The Chula Vista Planning Commission has recently recommended adoption of aGrowth Management Policy to the City Council The goal of the policy is Thepromotion of the orderly growth and development of the Chula Vista PlanningArea It is intended that the Chula Vista area develop in a general pattern from west to east and that undeveloped lands should be considered asready for development if they are both substantially contiguous with the citylimits and with lands which are already developed In addition there are anumber of specific policy statements which apply to the EastLake propertyThese are not reiterated here but are available for review at the Chula VistaPlanning Department

State of California Urban Strategy

The State of California Environmental Goals and Policy Report of 1978 iscommonly known as An Urban Strategy for California The report isintended to identify the state s policies on growth development and environmental quality and recommend specifications to carry out these policies Anumber of broad goals are included in the Urban Strategy with a list of priorities for locating new urban development in California These are

First Priority Renew and maintain existing urban areas both citiesand suburbs

Second Priority Develop vacant and under utilized land within existingurban and suburban areas and presently served by streets water sewerand other public services Open space historic buildings recreationalopportunities and the district identities of neighborhoods should be preserved

Third Priority When urban development is necessary outside existingurban and suburban areas use land that is immediately adjacent Non
contiguous development would be appropriate when needed to accommodate planned open space greenbelts agricultural preservation ornew town community development

Recent legislation regarding the housing supply shortfall for all income groupsin California indicates that the provision of housing within the State is an issueof major concern and importance The need for additional housing should bebalanced with the Urban Strategy policies An overriding need for additionalhousing in the proposed location at this time in a manner which is growthinducing and in conflict with the Urban Strategy has not yet been demonstrated

Land Use Proposals in Project Vicinity
A sectional development plan and tentative map for the Bonita Long Canyonproject area has been submitted to the City of Chula Vista This 650 acre siteis adjacent to EastLake on the west north of existing residential developmentThe plan for Bonita Long Canyon includes 347 acres of open space and 831 residential units at a net density of 128 units per acre The EI Rancho del ReySpecific Planning Area is located further west and includes 2272 acres plannedfor development with 6002 residential units commercial and public facilities
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uses The net density of the residential areas excluding the substantial com

mercial acreage is approximately 2 5 units per acre

Several years ago a 3400 acre parcel north of EastLake known as Bonita

Miguel was proposed for development with residential commercial and open
space uses This project was denied by the County of San Diego for several

reasons The most significant problems associated with the proposal were

related to land use and growth issues sewage disposal and traffic circulation

The City of San Diego is developing a community plan for Otay Mesa

including the area south of Otay Valley to the Us Mexico border and east of

I 80S to the San Ysidro Mountains PlaMing efforts are focused on developing
the 12 475 acre area with a mixture of residential industrial commercial

open space and agricultural land uses

3 12 Impacts

While the EastLake project is currently within San Diego County if the pro

posed aMexation to Chula Vista is approved the site would not develop under

County jurisdiction and County plans and policies would have no regulatory
effect The County s Local Government Structure Policy Board Policy I 55

encourages annexations in those cases where large areas are proposed for

development at a density that would require a higher or extended level of

service The proposed annexation of EastLake to Chula Vista would be in

conformance with that policy Diplock 1981

Implementation of the proposed GPA and General Development Plan would

significantly change the types of land uses allowed on the project site from

agricultureopen space character to an urban community of substantial inten

sity The existing and proposed residential development west of the project
site is occurring at a lower overall density 13 2 5 du acre than the proposed
project 4 2 duresidential acre The northwestern area within EastLake

shown as Type 1 Residential on Figure 2 5 and immediately adjacent to future
low density residential development to the west is planned for a similar den

sity 14 du acre to the offsite parcels This avoids potential land use con

flicts with the adjacent parcel by providing a gradual transition into the higher
density EastLake community

The mixture of residential densities and industrial and com mercial uses which

are included in the project will create an urban community in the eastern

portion of the Chula Vista Planning Area which is presently more rural in

nature

The proposed project would conflict with the Open Space Element of the City s

General Plan which indicates the City s intention of maintaining the property
in agricultural use for the life of the plan until 1990 Development of an

urban community would not encourage retention of agricultural land How

ever as previously noted the current General Plan land use designation indi

cates that the City expects the subject property to experience growth in the

future and eventually to be converted from agricultural to urban land use
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As the City of Chula Vista grows from west to east development is antici
pated to reach the EastLake site at some point in the future The 650 acre
Bonita Long Canyon development adjacent to the northwest border of East
Lake has been approved and will consist of residential units and open spaceThis type of land use would be compatible with EastLake development and
would complement it in that EastLake would contain services usuable by resi
dents of Bonita Long Canyon and other development west of the project site
Land to the south southwest and north of the project site is undeveloped and
no development plans are currently proposed The areas to the south and
southwest are currently used for agriculture An urban development of the
intensity planned for EastLake is not anticipated to significantly impact the
adjacent agricultural uses in terms of land use compatibility but could affect
the type and timing of future development see Section IV Growth Induce
ment

Along the eastern boundary of the project site open space is proposed which
would serve as a buffer zone between EastLake and the Otay Reservoirs The
buffer zone would serve to lessen adverse impacts but would not entirely
remove them The reservoirs serve as a regional park extensively used for
fishing picnicking camping and hiking The presence of an urban community
to the west of the lakes could change the character of the user s experience of
the park regardless of the architectural design and sensitivity of the develop
ment plans Project implementation would incrementally increase use of the
Otay Lakes park area EastLake residents would be able to take advantage of
the proximity of the park and its use would increase requiring increased
protection and maintenance of the area Increased use of the Lakes is inevita
ble as the South Bay area grows however development of EastLake as pro
posed would hasten growth near the park and thereby increase user pressure on

the park at a faster rate

The EastLake Planned Community is proposed to include a mixture of land
uses to be developed in phases over a period of approximately 20 years The

developer s fundamental concept for the project is that of a largescale multi
use planned development having its own identity within the City of Chula
Vista s urban environment In designing this community the uses included are

located to provide a central activity spine to include the employment
parking shopping centers recreation and community facilities along the major
transportation corridor through the project An open space network has been
designated which would link and define areas within the project incorporating
bikeways and trails The open space corridor system would inclUde both active
and passive recreation areas

The variety of land use types proposed have been located in a community
structure which provides a mix of land uses within each phase of development
No significant land use conflicts are anticipated from internal site design

The Planned Community District Regulations for EastLake would apply to all
development within the community In addition to approvals necessary for
SUbdivision maps and required permits development within EastLake would be
subject to Sectional Development Plans and Site Plan and Architectural
Approval
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As Sectional Area Plans are developed for each portion of the property spe
cific project plans should be evaluated to assure that adjacent uses are com

patible Specific areas which should be closely evaluated include the 230 kV
transmission corridor and the San Diego Aqueduct which cross the property to
assure that detailed site design provides adeQuate buffering for the residential
and school uses designated adjacent to them

The project plans indicate that 10 percent of the planned 11 800 residences
would be priced to be available to moderate income families and the

remaining homes would be available at higher mixed prices The homes would
be located in various areas and at varying densities in accordance with the
land use plan map The commercial and industrial developments in the com

munity would be separated from most residential areas by open space and

parks and would be adjacent to some of the high density areas proposed
Approximately 7942 jobs would be created in the proposed community enough
to provide employment for a little more than 26 percent of the estimated
ultimate population of EastLake

In San Diego County an average of 38 percent of the population was employed
in 1978 SANDAG 1978 If this average is applied to the ultimate population
anticipated at EastLake 30 445 there would be a need for 11 569 jobs
68 percent of which could be supplied within the community The remaining
population seeking employment would have to work outside of EastLake Con
sidering the sites distance from other existing employment centers downtown
Chula Vista is 7 5 miles from EastLake downtown San Diego is 12 miles away

Kearny Mesa is 18 miles away and Imperial Beach is 10 miles away addi
tional employment opportunities within EastLake could help further reduce

impacts to energy supply air quality and transportation Designation of more

land for industrial commercial and business use would increase the number of

jobs locally available and create a more self sustaining community see Sec
tion V Alternatives

The community plans for the EastLake development incorporate land use fea

tures intented to create a balanced community in terms of land use transpor
tation and sociaeconomic considerations The General Development Plan
determined sites for the various land uses based on factors of accessibility
site suitability relationships with surrounding land uses phasing considerations
and visibility The activity corridor containing industrial commerical and
business areas community facilities and open space was designed to separate
individual neighborhoods while providing convenient public access to those
facilities and maintaining a community structure tying together the diverse
elements of the development EastLake would be more self contained than a

purely residential development in the same area since the development plan
includes establishment of recreational employment entertainment and shop
ping opportunities within the community However the provision of a mixture
of land uses in the same area does not assure that people will live and work in
the same area It can be expected that the employment park would accom

modate workers from the surrounding area Commercial areas may also be
used by persons in areas adjacent to EastLake
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State of California Urban StrateKY

The goals of An Urban Strategy for California as stated in the Existing
Conditions portions of this section are not directly met by the proposed proj
ect While the priorities listed were established to guide urban growth in the
state in the desired fashion the Strategy also points out that the development
priorities must be pursued with common sense Obviously California cannot
limit its development attention to anyone of them at anyone time In fol

lowing the priorities care must be taken to avoid driving up the cost of

housing State of California 1978 The EastLake project would be located
according to the third priority for urban development outside existing urban
and suburban areas It would provide a mix of housing types employment
opportunities within the community and new business and industrial opportuni
ties The Strategy also points out that with good design density can be
increased without sacrificing comfortable living recognizing that proper
community planning can have positive results

3 13 Mitiltation

The conflicts with the Series V growth forecasts are unavoidable if the project
is implemented as proposed Mitigation measures for impacts to air quality
public services economic development and other factors affected by area

growth could serve to lower the level of those impacts but growth not
accounted for in the forecasts will unavoidably impact those planning efforts

The impacts to the Otay Lakes Park can be partially mitigated by sensitive
project design to minimize visual and audial intrusions on the Lakes area

Development at lower densities more compatible with the Park or outside the
Park s viewshed would mitigate the anticipated impacts

Mitigation of impacts associated with the change in land use designations and
internal distribution of uses could best be accomplished through alternative
site design as discussed in Section V

The Planned Community District Regulations for EastLake provide the oppor
tunity for mitigating site specific impacts through development controls and
include measures to avoid land use conflicts

3 14 Analysis of Significance

The land use changes proposed by the GPA and General Development Plan
would signficiantly impact the property s agricultural resourc and irrever

sibly change the character of the site EastLake development would be a

substantial change from City policy regarding land use designations for this
area and would vary from density assumptions used for Series V population
projections Additionally the proposed project would conflict with the

County s Regional Growth Management Plan The proposed uses indicated by
the Development Plan would not conflict with surrounding land uses with the

exception of the area adjacent to Otay Lakes Park The project would have

significant adverse growth impacts see Section IV The mixture of land uses

proposed will provide a variety of housing employment shopping recreation
and education opportunities within the community
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3 2 AGRICULTURAL RESOURCES

3 2 1 Existing Conditions

z

For over 60 years the current ownership has dry farmed the EastLake project
site In early days beans as well as grain were produced but in the last two or

three decades only barley has been grown All of the tillable acreage is culti

vated each year but not all is then planted The planted acreage varies from

year to year from 1000 to 2200 acres with an average over the years of about

1600 acres Total planted acreage in 1981 totaled 1438 acres

Adjacent to EastLake to the south and southwest is agricultural land of the

Otay Ranch Agricultural operations associated with Otay Ranch have

included dry land farming beef cattleranching and the production of fresh
market crops including tomatoes cherry tomatoes zucchini crook necked

squashes and bell peppers Buckner 1980

In the Otay Subregional area which includes the project site 35 percent
13 695 of all land is in agricultural production with approximately 4000 acres

each year planted in row crops tomatoes celery or peppers The principal
production areas is Otay Mesa which account for about half of the County s

tomato acreage San Diego County 1979 The Otay Subregional area contains
about 12 percent of County production acreage The average parcel size in

the Subregion is 45 1 acres Average land cost for irrigated land is 35 percent
below the County average but the cost of water is 32 percent above the

County average San Diego County 1979

Climate

The project site is located approximately ten miles east of the Pacific Ocean

and is situated in the coastal areaclimate as defined in Climates of San Diego
Count A ricultural Relationshi University of California Agricultural
Extension Service 1970 This areaclimate lies inland from the maritime cli

mate zone Direct ocean influences diminish as the influence of the land

surface increases Thus the coastal climate has a greater range in tempera
ture and less fog Conditions in the maritime and coastal zones are especially
mild and allow the production of vegetable crops during months when few if

any sections of the country can produce such crops outside greenhouses

The nearest weather station to the project area is located in Chula Vista

Mean temperatures at this station range from 44 0F in December to 72 8F in

September Chula Vista has a growing season of 350 days University of Cali

fornia Agricultural Extension Service 1970 The average annual rainfall
10 32 inChes is below the minimum required by most farm crops so imported

water is used to make up the deficit

Information about the microclimate on the property is not available How

ever it can be inferred that the hilltops do not reach the minimum tempera
tures of the canyons due to nighttime drainage of cold air to the lower eleva

tions
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Soils

The following soil analysis is based on the Soil Survey San Die o Area Cali
fornia U S Department of Agriculture USDA Soil Conservation Service
1973 The location and classification of each soil type in the project area are
shown on Figure 3 3 Table 3 1 indicates the Class and Storie Index ratings of
these soils as well as their rated suitability for the five principal crops grown
in San Diego County A summary of crop suitability by soil type is shown on
Table 3 2

The Class and Storie ratings express the relative suitability of the soil for
agricultural purposes Storie indexes are based solely on agricultural features
with Grade 1 best case having few or no limitations for crop use and Grade 6
worst case being generally unsuitable for farming Capability ratings encom

pass such factors as crop suitability potential for soil damage soil conserva
tion crop management and land use restriction with Class I best case soils
having few or no agricultural limitations and Class VIII worst case soils
having extensive limitations Class VIII soils may be restricted to recreation
wildlife or watershed uses The letter e in the capability class number
indicates that the main limitation for Diablo clay soilsis the risk of erosion
unless close growing plant cover is maintained The soil is best suited for
tomatoes and field crops

The California Land Conservation Act of 1965 Williamson Act Government
Code Section 512 01 defines prime agricultural land as among other fac
tors

All land which qualifies as Class I and Class II in the Soil Conservation
Service Land Use Capability Classification

Land which qualifies for rating 80 through 100 in the Storie Index
Rating

Only one soil type encompassing about 61 acres 2 percent is considered
prime agricultural land according to this definition In San Diego County

almost all of the significant acreages of prime soils have been developed with
urban uses However a wide variety of crops can be grown easily in non prime
soils with the proper climate and water For this reason the agricultural
potential of soils in San Diego is measured more accurately by the Soil Survey
ratings because they take into account the kinds of production which occur in
the County This system rates soils as good or fair for five principal crops
Those soils which do not meet the fair criteria are not rated

A total of 2820 acres 91 8 percent of the site contains soils which are rated
good or fair for 1 4 of the 5 major crop types Of these a total of 2761

acres 89 8 percent are rated good or fair for tomatoes Only 120 acres
3 9 percent are suited for citrus 61 acres 2 0 percent for truck crops and

61 acres 2 0 percent for flowers None of the soils are suited for avocados
The remaining 253 acres 8 2 percent are not rated for any of the 5 major
crop types
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Water Availability

The EastLake project site is in the Otay Water District OWD which buys its
water from the San Diego County Water Authority CWA The site is not
currently served with water nor is it in a water improvement district Water
for agricultural use would be available through the OWD Barber 1981 Agri
cultural users pay a discount price for water To qualify for this discount a

minimum of 5 acres must be in cultivation Water to produce coastal depen
dent crops is essential Supplying the subject property is a problem involving
very high costs and policies concerning the competition of water for develop
ment and domestic uses vs agricultural use Coastal dependent crops use
about as much water per acre as does residential development at a density of
five to six units per acre Buckner 1980 An agricultural water system analy
sis was completed by Lowry Associates for the applicant and is included in
Cadillac Fairview Homes West comments on the Draft EIR

Economic Considerations

Barley which is the major crop produced on the EastLake project site is a low
cost low yield low return crop Buckner 1980 Field crops as a whole are
not significant in terms of Countywide agricultural value San Diego County
Department of Agriculture 1980 More important is the production of
coastal dependent crops San Diego is able to produce offseason or winter
vegetables tomatoes and nursery and floral crops due to the mild climatic
conditions in the maritime and coastal zones Because the Countys climate
allows the local harvest to reach markets in the off season high prices per
unit volume contribute a high value of production per acre Coastal dependent
crop production in San Diego is a significant portion of that grown statewide
as well as nationally In particular tomatoes represent 40 percent of the
statewide production and 15 percent of the national production Buckner
1980 The majority of off season vegetable production is centered around
Otay Mesa in the southern portion of the County and near Carlsbad in the
north San Diego County 1978 The EastLake project site is within the
coastal areaclimate and most of the site contains agriculturally suitable soils
Given water the site would be suited for production of coastal dependent
vegetables tomatoes flowers and greenhouse production of ornamental plants
Buckner 1980

As noted previously water costs are a significant factor to be considered in
the economics of agriculture No economic analysis of the sites existing or

potential agricultural operations was conducted and costs can be expected to
be a significant determinant in the ultimate decision regarding retention of
the site for agricultural uses

Aricultural Land Use Policies

San Dieo County

The County of San Diego has designated the majority of the site for agricul
tural use Intensive Agriculture see Figure 3 1 Agricultural designations
are intended to promote agricultural use as the principal and dominant use
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According to the County 1980 no uses should be permitted within agricul
turally designated lands that would have an adverse effect on agricultural
production

The San Diego County General Plan does not contain an Agricultural Element
In its absence the Board of Supervisors has an agriculture policy to provide
guidance for the recommendation of findings of significant effects on agricul
ture The policy states that among other considerations the following should

be given strong weight in the decision of whether a project will have a signif
icant effect on agriculture

a Whether the project is located in areas within the maritime and

coastal areaclimates or to a lesser extent the transitional areacli

mate

b Whether the project is located on land predominately consisting of
soils rated good or fair for one of the five local crop categories for

which ratings are assigned in the Soil Survey for San Diego County

c Whether the project is located in an area suitable by reason of cli

mate soil and lot size for the largescale production of out of season

fresh market vegetables

City of Chula Vista

The Open Space Element and Conservation Element of the City of Chula Vista
deal with the preservation of agricultural land in the absence of an Agricul
tural Element The Open Space Element contains the following objective and

policy pertaining to agriculture To maintain as open space those areas which

are necessary to preserve natural resources such as highly productive agricul
tural land and highly productive agricultural lands should be retained as

open space through the use of the Land Conservation Act Williamson Act
and such other means as become available The Open Space Element desig
nates the area as Interim Open Space Agricultural Preserve All such desig
nated areas are shown on the General Plan as Agriculture and Preserve These

areas are currently in agriculture and in reserve for future urban development

The Conservation Element states that to the extent possible that agricultural
lands can be retained they will provide shape to the urban form and per
manent breathing space as part of the Citys open space system while contrib

uting to the economy of the area According to the Conservation Element

the City has as an objective to preserve highly productive agricultural lands

for the production of food and fiber Policies relating to agriculture are

a The County of San Diego and local property owners are encouraged to

utilize the Land Conservation Act Williamson Act as an aid in

retaining agricultural lands in productivity

b The legislature and local legislative representatives are urged to sup

port the enactment of new State legislation to provide greater incen

tive to retain in agricultural use those agricultural lands which are

threatened by urban development

ry
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c Buffer zones shall be provided to reduce the conflicts between agricul
tural and urban uses

LAFCO

The Local Agency Formation Commission LAFCO is required by law to
determine whether agricultural preserves prime agricultural or other open
space lands would be adversely affected if annexation were approved LAFCO
uses a definition of Prime Agricultural land which includes anyone of the five
Williamson Act criteria LAFCO has an Agricultural Lands Preservation Pol
icy which it uses in reviewing annexation proposals that may lead to the con
version of agricultural land to urban uses This policy outlines certain criteria
for determining whether the proposal will adversely affect agriculture or promote inefficient leapfrog growth These criteria include

a The agricultural significance of the proposal area relative to other
agricultural lands in the region soil climate and water factors

b The use value of the proposal area and surrounding parcels

c Determination as to whether any of the proposal area is designated for
agricultural preservation by adopted local plans including Local
Coastal Plans and the County Agricultural Element

d Determination of

1 Whether public facilities would be extended through or adja
cent to any other agricultural lands to provide services to the
development anticipated on the proposal property

2 Whether the proposal area is adjacent to or surrounded by
existing urban or residential development

3 Whether surrounding parcels may be expected to develop to
urban uses within the next 5 years

4 Whether natural or man made barriers would serve to buffer
the proposal area from existing urban uses

3 2 2 Impacts

The following analysis of impacts evaluates the proposed project s effect on
agricultural resources onsite Additional information regarding those
resources has been provided by Cadillac Fairview Homes West in their com
ments on the Draft EIR The reader is referred to Volume 2 for the applicant s
discussion

General Plan Amendment Impacts

The General Plan Amendment as proposed would allow the conversion of land
from agricultural to urban uses Planned Community Development This con
version is a significant impact in terms of the loss of potential production of
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coastal dependent crops Changes in the land use designation in the General
Plan as proposed will result in the loss of approximately 2820 acres of avail

able agriculturally suitable land The major portion of this acreage is cur

rently designated Agriculture and Reserve in the Chula Vista General Plan

The actual loss of barley production is not considered to be significant because

barley is a low cost low yield low return crop which is not highly valued in

terms of the crop itself or in terms of countywide agricultural value Produc
tion of barley is not dependent on or confined to coastal and near coastal

lands More important is the loss of resources for the potential production of
coastal dependent crops such as vegetables The majority of the site given
water would be well suited for the production of coastal dependent vegetables
due to its location in the coastal area climate and the suitability of the soils

Continued conversion of agricultural lands to urban development in the mari
time and coastal area climates will eventually result in the loss of ability to

produce and market off season fresh tomatoes vegetables and field grown
floral crops most of which have state and national importance Of equal or

more concern is the fact that the maritime and coastal area climates consti

tute one of the few areas in California and the United States where such off

season products are grown San Diego vegetables are grown and marketed at a

time of year when they are not likely to be supplied in appreciable volumes

from other areas in the nation Only maritime and coastal climate zones have

the conditions needed for this off season production Buckner 1980

An estimated 62 000 acres of non urbanized Class I II III and IV soils of more

than 100 acres in size remain in the coastal areas of the County Of these

28 000 acres are in the South County Approximately 49 000 acres 79 per
cent of the County s agricultural land suitable for coastal dependent crops is

not used for coastaldependent crops at this time Buckner 1980 Suitable

agricultural land on the project site represents 4 5 percent of available

coastal dependent agricultural land in the County and 10 percent of that in the

South County Therefore conversion of agricultural land as a result of project
development constitutes an incremental irreversible loss of of a limited agri
cultural resource land suitable for coastal dependent agriculture

The viability of agriculture on Otay Mesa an area of similar climate and soil
conditions to that at the project site is an unresolved issue A study prepared
for the Otay Water District 1976 concluded that agriculture is a transitory
land use on the mesa According to that report this transition is being
encouraged and accelerated by several factors including

rising demand for low cost residential land

increasing labor costs in comparison with competing production areas

increasing water costs of greater magnitude than experienced by other

production areas

the unwillingness of landowners to continue subvention of existing agri
cultural enterprises
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Alternately a San Diego County report written for the EIR on the Otay Mesa
General Plan Amendment San Diego County 1975 concludes that high inten

sity agriculture appears to be a viable operation on Otay Mesa This is attrib
utable to the climatic conditions on Otay Mesa which make it possible to grow
and market vegetable crops out of season and so obtain premium prices

A major obstacle to future production of coastal dependent agriculture on the
project site is the need for water Water which is essential for the production
of coastal dependent crops would be available to the site for agricultural use

through the OWD However the cost of water from the OWD is relatively
high about 32 percent higher than the County average San Diego County
1978 In addition to the high price there is competition for water between
domestic use and agricultural use Coastal dependent crops require about as
much water per acre as does five to six dwelling units per acre Buckner
1980

Changes in the land use designation for the project site will have a secondary
effect on area agriculture particularly Otay Ranch Urbanizing pressures may
stimulate the premature conversion of surrounding agricultural land through
the appreciation of land value and extension of public services Since the area
which would be affected is also coastal dependent agricultural lands project
development would have a cumulative effect on the loss of this type of agri
culture Information about the future plans for Otay Ranch is not presently
available so it is not possible to accurately analyze the indirect effects of
conversion to urban land uses on agriculture on that property

It is a policy of the City of Chula Vista to preserve highly productive agricul
tural land This policy is supported by designating those areas currently in

agriculture as Agriculture and Reserve in the Land Use Element and Interim

Open Space Agricultural Preserve in the Open Space Element This designa
tion is intended to identify those areas currently in agriculture which are in
reserve for future urban development Change in the land use designation
according to the General Plan Amendment would not directly conflict with the

City s agricultural policies since the property is not currently highly produc
tive However the agricultural land is of value as a potentially productive
resource

The County of San Diego does not have an Agricultural Element but it has a

specific policy designed to provide guidance for the recommendation of

findings of significant effects on agriculture The project site meets three of
these criteria it is located within the coastal areaclimate consists predomi
nately of soils rated good or fair for agriculture and is located within an

area suitable for largescale production of out ofseason fresh market vege
tables Conversion of the site to non agriCultural use would be considered a

significant impact according to that policy

Annexation Impacts

The Local Agency Formation Commission reviews annexation proposals to
determine whether agricultural resources will be adversely affected by the
annexation The following is a discussion of the proposed EastLake project as

it relates to the criteria for review listed under existing conditions LAFCO

42



will make a determination of whether this project complies with their Agricul
tural Lands Preservation Policy when it considers the annexation proposal

a Agricultural significance of the site is based on soil and climatic fac
tors which make it of potential value for the production of coastal
dependent crops Water availability factors currently limit this poten
tial

b The City of Chula Vista designates the project site as Interim Agricul
ture Agricultural Preserve

c The project has a potential growth inducing effect on surrounding
agricultural lands Public facilities would be extended adjacent to
other agricultural lands to provide services to the development See
Section VIII for further discussion on growth inducing effects

Annexation of the subject property to the City of Chula Vista will not directly
affect agricultural resources However since annexation will indirectly lead
to project development and ultimately conversion of agricultural land to urban

uses it will have a significant impact on agricultural resources Annexation to
the City may also have a growth inducing effect on surrounding agricultural
areas see Section IV for further discussion

Planned Community Development Impacts

Implementation of the General Development Plan will develop the site with
uses which are incompatible with the longterm use of the land for agricultural
production As discussed above this is considered a significant environmental

impact

According to the general development schedule the project will be developed
in 3 phases approximately 5 6 years apart Such a schedule will allow the
continuation of agricultural production on portions of the site on a short term
basis until the entire site is converted to urban land uses

3 2 3 Mitigation

Mitigation of the impacts to agricultural resources can only be achieved by
retaining the existing agricultural designations or alternate project design
which would retain portions of the property for agricultural use see Sec
tion V

3 2 4 Analysis of Significance

The loss of an agricultural resource for the potential production of coastal

dependent crops as a result of project development is considered a significant
unmitigable adverse impact

f
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3 3 TRANSPORTATION AND CIRCULATION

3 3 1 Existing Conditions

An extensive traffic analysis was conducted for the EastLake development
proposal To ensure that all potential impacts to the regional and local circu
lation system would be adequately considered the traffic systems analysis
examined a traffic study area TSA which is bounded by SR 54 on the north
1 805 on the west Otay Valley on the south and Otay Lakes to the east see
Figure 3 4 Anticipated and projected land uses as identified in the City and
County General Plans provided the foundation of the study The overall
results of the traffic study are provided in Appendix C

SR 54 is currently a four lane divided expressway which carries between
27 500 and 19 700 Average Daily Trips ADT between I 80S east to Worthing
ton Street 1 805 is an eight lane divided freeway which carries from 42 000
ADT north of Otay Valley Road to 81 000 ADT north of SR 54 Telegraph
Canyon Road varies from a six lane divided road east of I 80S to two lanes
west of Otay Lakes Road and carries from 25 700 ADT near 1 805 to 11 800
ADT west of Otay Lakes Road Otay Lakes Road varies from four to two
lanes and carries from 15 600 ADT south of Bonita Road to 3500 ADT north of
Telegraph Canyon Road see Figure 3 5 Currently Otay Lakes Road extends
north and east from its intersection with Telegraph Canyon Road Future
roadway configurations indicate that Otay Lakes Road will extend south from
the present intersection with Telegraph Canyon Road To avoid confusion in
this report the existing portion of Otay Lakes Road which extends from Tele
graph Canyon Road east will be referred to as Easterly Otay Lakes Road
and the future extension south will be called Southerly Otay Lakes Road
The portion to the north of Telegraph Canyon Road will continue to be refer
enced as Otay Lakes Road

The project area is primarily served by Telegraph Canyon Road Easterly Otay
Lakes Road Bonita Road and its extension along San Miguel Road Otay Lakes
Road and Proctor Valley Road Bonita Road is a four lane divided roadway
which currently carries up to 27 000 ADT between 1 805 and Otay Lakes Road
Bonita Road carries 17 700 ADT east of Otay Lakes Road and 7800 ADT across
the Bonita Road Bridge Otay Lakes Road between Bonita and Telegraph
Canyon Roads is primarily a four lane road and carries from 15 600 ADT
south of Bonita Road and 9600 ADT north of Telegraph Canyon Road Proctor
Valley Road is a two lane unpaved road which carries 300 ADT

Major traffic generators within the study area include two hospitals the
Kaiser Health Program Medical Center on Bonita Road and the Community
Hospital south of Telegraph Canyon Road two shopping centers one regional
located at Route 54 and I 80S and a second community level planned along
H Street near I 80S A number of other neighborhood shopping centers exist
and are planned for the area

The City of Chula Vista Circulation Plan Figure 3 6 calls for the following
improvements in the project area In the east west direction East H and East
J Streets and Orange Avenue are planned for easterly extensions as required
by development and State Route 54 is to be upgraded to freeway standards
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In the north south direction roads planned for extension are Brandywine Ave
nue Corral Canyon Road Otay Lakes Road southerly of Telegraph CanyonRoad and a Major Road located in the Route 125 corridor which was deleted
from the Regional Transportation Plan

The County Circulation Plan Figure 3 7 which is similar to the Circulation
Plan of the City also provides for the extension of the three east west road
ways to and through the EastLake Planned Community including East H
Street Easterly Otay Lakes Road and Orange Avenue and two northsouth

roadway improvements identified as a Freeway 125 in the County and City of
San Diego Circulation Elements Otay Mesa East Community Plan for the Cityof San Diego and b the southerly extension of Southerly Otay Lakes Road as
a Major Road south of Telegraph Canyon Road

Currently the traffic circulation system in the study area has limited capacityto accommodate new developments without additional road widenings and or
additional facilities as specified in the adopted circulation plan Bonita Road
between 1 805 and Otay Lakes Road is built to standards for a fourlane
divided Major Road The remaining roadways in the project vicinity are not
currently built to their designated standards Any largescale development or

large traffic generator can easily impact the existing circulation system

Existing Public Transit Services

EastLake is located in the east Chula Vista transit service area East Chula
Vista is currently served by three Chula Vista Transit CVT routes CVT
Route 703 services the residential area east of 1 805 and south of East J
Street and the Community Hospital of Chula Vista CVT Route 704 serves the
residential area between East Naples Street and Telegraph Canyon Road
Southwestern College and the Southwestern College Estates residential area
Both of these routes provide connections to central Chula Vista and the Rohr
Industries Bike rack service is also provided on Route 704

CVT Route 705 serves the Bonita area operating along Otay Lakes Road
Bonita Road Sweetwater Road and Bonita Mesa Road This route serves
Southwestern College Bonita Vista High School and the Bonita Vista Junior
High School

CVT Route 704 operates on hourly headways in each direction between 5 25
a m and 9 51 p m Monday through Saturday while Route 705 operates on

hourly headways in each direction between 6 00 a m and 6 49 p m Monday
through Saturday Route 703 operates on hourly headways between 5 30 a m
and 7 57 p m Monday to Friday

San Diego Transit Corporation SDTC bus Routes 29 and 32 arterial bus
routes currently serve the central Chula Vista area The Metropolitan Transit
Development Board MTDB has recently completed the construction of a

Light Rail Transit LRT line parallel to 1 5 through Chula Vista utilizing the
existing facilities of the San Diego and Arizona Eastern Railway LRT service
operates between downtown San Diego and the international border at San
Ysidro with a station stop at H Street in Chula Vista The H Street LRT
station is directly served by CVT Routes 703 and 704
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Route 54 and 1 805 north of Otay Valley Road have been identifed as high
levelof service corridors for the 1995 Transit Corridor Plan SANDAG

1980a Priority treatment for transit vehicles including bus stop facilities on

freeways ramp metered bypass lanes and exclusive bus lanes are components
of the regional long range implementation strategy to provide higher transit
speeds to attract higher public transit ridership

An existing Park and Ride lot for carpooling is located at the interchange of
Sweetwater Road and 1 805 An additional ParI and Ride location is planned
for 1 805 and East H Street to serve carpool and express bus services

Chula Vista Transit operates three lift equipped vans which provide demand

responsive service for the handicapped and elderly in the area

3 3 2 Impacts

The transportation and circulation traffic study for the proposed project was
conducted to present a comprehensive composite traffic impact assessment
with and without the project traffic The planning process included

Land use measurements and assumption about future development
Trip generation analysis
Traffic forecast modeling for the target year 2000

Computer traffic assignments
An analysis of traffic loading on two alternate networks
Assessment of traffic impacts and their implications
Summary of critical mitigating measures

Preparation of a traffic impact study report

The following analysis presents the highlights and principal findings of the
traffic study Appendix C Cadillac Fairview Homes West has prepared sup
plemental statements in their response to the Draft EIR relating to transpor
tation and circulation impact evaluation In addition proposed mitigation
measures are detailed in their comments see Volume 2 of Final EIR

Traffic system analyses were conducted for two alternate networks The first
Network 1 assumed full development as outlined in the City and County Gen

eral Plans including the roadways identified in the EastLake plan The sec
ond analysis Network 2 assumed a limited network Due to anticipated
funding difficulties or other reasons several links of Network 1 may not be

improved by the year 2000 These links are

Route 125 as a Prime Arterial
between SR 54 and San Miguel Road

between Orange Avenue and the Otay River

Orange Avenue

between Paseo Ladera and SR 125

Otay Valley Road

between Paseo Ladera and SR 125

Otay Lakes Road extension to the south

south of Telegraph Canyon Road to SR 125
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Regional Analysis Development of EastLake and other anticipated growth in

the traffic study area would generate the traffic volumes on each network

illustrated in Figure 3 8 and Figure 3 9 These figures also designate the

required improvement standards ie six lanes four lanes or two lanes for

each segment of the network A comparison of the two figures demonstrates
that under the worst case condition Network 2 in Figure 3 9 significantly
greater offsite that is outside of EastLake circulation improvements would

be required toadequately accommodate traffic For example Telegraph Can

yon Road would need to be constructed as a six lane roadway with Network 2

compared to a four lane roadway with Network 1

The extent to which EastLake will contribute traffic to individual roadway
segments is shown in Figures 3 10 and 3 11 for Networks 1 and 2 respec
tively The figures provide clear definition of offsite impacts and thereby
identify a resonable and realistic basis for assigning responsibility for impact
mitigation The major differences in impact are evident on SR 125 East H

Street and Telegraph Canyon Road Under the worstcase condition Net
work 2 EastLake s projected traffic on these roadways is up to 30 percent
higher than on Network 1 Under both of the two networks several collector

roads as presently designated in City or County General Plans will need to be

upgraded to major arterials to accommodate total traffic demands from

project and nonproject traffic These roads are located within the County
portion of the traffic study area particularly in the Bonita area and the area

south of East H Street In addition the analysis indicates a need to redesig
nate Telegraph Canyon Road as prime arterial for its entire length

Intersection Capacity Analysis An examination of peak hour traffic flows at

several key intersections was conducted to determine the projected Level of

Service LOS within the traffic study area LOS C is a desirable standard

to which roads are normally freeflowing and LOS F is the lowest level of

service possible Of the eleven intersections analyzed eight are projected to

operate at LOS 0 or lower in Networks 1 and 2 These are

LOS

0

Network 1 Network 2

SR 125 Proctor Valley Road

Telegraph Canyon Rd Otay Lakes Rd

Telegraph Canyon Rd Paseo Ladera

Bonita Road Otay Lakes Road

East H Street Buena Vista Way
Telegraph Canyon Rd Otay Lakes Rd

Telegraph Canyon Rd Paseo del Rey

E East H Street Otay Lakes Road East H Street Otay Lakes Road

Telegraph Canyon Road Paseo del Rey Bonita Road Otay Lakes Road

I 805 Bonita Road Southbound Ramps
I 805 East H Street Northbound Ramps

F SR 125 Sweetwater Road
SR 125 San Miguel Road

I 805 Bonita Road Northbound Ramps
I 805 Telegraph Canyon Road North

bound Ramps

Bonita Road San Miguel Road

Telegraph Canyon Road Paseo Ladera

Bonita Road Willow Street
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The impacts to each of these intersections are considered significant While
development of EastLake would not be solely responsible for these impacts
the impact on a cumulative basis considering other developments in the TSA
is of concern EastLake project traffic is expected to constitute from 16 to
18 percent of the total traffic within the TSA

3 3 3 Mitiltation

A phased development schedule for the project to condition discrete compo
nents of the community on concurrent improvements in the regional circula
tion system should be prepared At the City s discretion some of these
improvements should be the responsibility of the developer while other prop
erty owners and various public agencies will be obligated to construct other
links The major road improvements which will be needed include

SR 125 between the project and SR 54 should be constructed as a four
lane prime arterial eventual widening to six lanes with selected grade
separations may be required

Otay Lakes Road should be extended south of Telegraph Canyon Road
to an intersection with Orange Avenue Orange Avenue should be
extended from that point to the EastLake property

Several roads see Appendix C presently designated as collectors will
have to be reclassified as major roads including Sweetwater Road
SR 54 Bonita Bonita Bridge Sweetwater Road SR 54 Bonita

Bridge Corral Canyon Road and Brandywine Avenue An appropriate
assignment of responsibility for improvement cost will have to be made

Bonita Road between 1 805 and the Bonita Bridge will need to be
widened to a six lane divided major arterial

With preparation of a project development phasing program which is tied to
needed circulation improvements EastLake can be implemented in an orderly
staged fashion to achieve the objectives of the project and avoid future traffic
circulation problems A more detailed analysis of those intersections antici
pated to operate below LOS C will be required prior to development of the
first sectional Planning Area SPA Table 3 2A indicates the major roadway
segment improvements and responsibility for funding those improvements
which are necessary with development of EastLake as proposed Tables T l
and T 2 in the applicant s comments on the Draft EIR indicate their evaluation
of cumulative traffic impacts on Networks 1 and 2 These are listed by road

way segment of traffic demand volume ADT with and without the project
and required improvement standards

Additional mitigation will be provided as extension of bus service is achieved
Ride sharing programs and the proposed bicycle circulation system will provide
further increments of mitigation by reducing total vehicle trips As noted

previously a discussion of mitigation measures is included in the applicant s

comments on the Draft EIR Mitigation measures proposed by CFHW are

included in Volume 2 letter 30 Summary of Mitigation Measures T l through
T 12
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Street

Transportation
Corridor

Transportation
Corridor

Transportation
Corridor

Transportation
Corridor

Telegraph
Canyon Road

Telegraph
Canyon Road

Rutgers Avenue

East H Street

East H Street

East H Street

East H Street

Table 3 2A

EASTLAKE TENTATIVE STREET REQUIREMENTS

Location

Onsite

Project to San

Miguel Road

San Miguel Road to

Sweetwater Road

Sweetwater Road
to SR 54

Onsite

Project to Paseo

del Rey

East H Street south

to existing improve
ments

Onsite

Project to Rutgers
Avenue

Rutgers Avenue to

Otay Lakes Road

Between Buena

Vista Way and Paseo

Ranchero to the
Watt Development

Responsibility

CFHW

CFHW

Reim bursem ent

Assessment
District

Assessment
District

CFHW

CFHW
Reimbursement

CFHW

Reimbursement

CFHW

CFHW

CFHW

CHFW

Reimbursement

Improvement

4 Divided plus grading
and right of way for

future freeway plus
buffer strips on each
side to create a 400

foot total width reser

vation 500 foot radi
us reserved at inter

sections with Otay
Lakes Road and

Orange Avenue

4 Divided

4 or 6 Divided Study

4 or 6 Divided Study

4 or 6 Divided Study

6 Divided

4 Undivided

4 Divided

4 Divided

4 Divided 2 commit

ted

2 Lanes or 4 Divided

with 2 committed

f
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3 3 4 Analysis ofSignificance

Traffic impacts on roadways outside of the EastLake project site would result
if adequate improvements are not implemented The contribution of traffic
from the project to traffic flows represents from 16 to 18 percent of total
traffic within the TSA On a cumulative basis project traffic combined with
non project traffic creates substantial circulation demands and will require
several critical improvements in the overall circulation system of the TSA to
avoid significant impacts

3 4 SEWER SERVICES

Existing Conditions

The project site is within the Otay Water District which operates a 13 mgd
capacity treatment plant in Jamacha Junction to treat and dispose of sewagefrom areas within the district Barber 1981 At present there are no sewer
facilities on the property the closest existing line runs beneath Telegraph
Canyon Road to within 3000 feet of the west boundary of the project This
trunk line part of the City of Chula Vista s sewer system has an average flow
of approximately 3 2 million gallons per day mgd at 3 4 capacity It is sized
to handle projected flow from the Telegraph Canyon tributary area Harshman
1981

Chula Vista holds 211 mgd capacity rights in the San Diego Metropolitan
Sewer System METRO The sale of 4 0 mgd capacity to the Sweetwater
Sanitation District has been authorized by the City Council resulting in a total
available capacity of 17 1 mgd Current usage is 8 0 mgd with 9 1 mgd

capacity available for future growth within the Chula Vista Planning Area
Harshman 1981

The METRO System treats its sewage at the Point Lorna Sewage Treatment
Plant which is presently operating beyond its 120 mgd capacity The City of
San Diego has filed an application with the United States Environmental Pro
tection Agency EPA for a secondary treatment waive at the Point Lorna
plant Waiver of secondary treatment would allow the Point Lorna plant to
expand its primary treatment facilities to 185 mgd in order to handle present
and projected flows up to the year 2005 The EP A has made a preliminarydecision approving the City s request to waiver secondary treament before
final approval the decision must go before the public Assuming final approval
the City must obtain funding approximately 50 million to expand primary
treatment facilities at the Point Lorna Plant The City hopes to obtain
funding through the Federal Clean Water Act IfFederal monies are available
it will take at least 3 years before additional primary facilities become operational However Federal funds may not be available for the expansion of
treatment facilities due to inflation and budgetary limitations currently being
experienced by the Federal Government If Federal funding were not avail
able it is uncertain how long it would take to expand primary treatment facil
ities at the Point Lorna Plant Mueller 1981

If a waiver is granted additional contract allocations may be made available
to METRO consumers The City of Chula Vista as well as other agency
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members would then have increased sewerage capacities available in order to

provide adequate services to developing and expanding areas within its service

area

The Domestic Sewage System Master Plan Study Lowry and Associates 1980
identifies five natural drainage basins with the project These basins are trib

utary to Proctor Valley Road Long Canyon Telegraph Canyon Poggi Canyon
and Salt Creek see Figure 3 12

3 4 2 Impacts

e

Under the land use designations of the County Regional Growth Management
Plan RGMP San Diego County 1978 and the General Plan of the City of

Chula Vista development of the project site would be at a low density com

patible with surrounding agricultural land The project area is outside of the
Urban Limit Line estabished by the RGMP beyond which no urban develop
ment should occur during the life of the plan No urban services are to be

extended to the site under its present designations RGMP 1978 The project
is within the Otay Water District OWD but the District has limited facilities
for sewage collection and treatment as previously mentioned Lack of avail

ability of sewer service under present land use designations would serve to

keep the density of any future development low

If the proposed General Plan amendment and prezone are approved the level

of the effect on the current sewer situation in Chula Vista and the METRO

system would be significantly higher than that anticipated by the current Gen

eral Plan since the facilities have been designed to service the General Plan

land uses If the project site is zoned as proposed for the EastLake project and

annexed to the City construction of sewer facilities would be required to

serve the development Sewage output from a planned community on 3100

acres would obviously be substantially higher than from the same acreage
developed under low density designations EastLake represents approximately
20 percent of the undeveloped land in the Chula Vista Planning Area 15 000

acres If the project were fully sewered through METRO it would use about

32 percent of the capacity for future growth Any use of sewage reclamation

could reduce this total demand

If the development were approved without being annexed to the City of Chula

Vista the sole sewering agency would be the Otay Water District OWD As

previously stated OWD s sewage treatment facilities are limited to one small

plant operating in a distant area of the district from EastLake The OWD does

not own capacity in the METRO system therefore sewage collection treat

ment and disposal facilities for the proposed development would have to be

self contained within the district The task of providing those facilities to

handle an estimated 3 2 mgd of sewage from EastLake could adversely affect
the OWD if improvements were not funded and provided by the developer
Development of the site under current land use designations would have the

potential for a substantially smaller effect on OWD since development would

be restricted according to the availability of sewage treatment facilities or

the limits of septic tank systems
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The first phase of development in EastLake would occur in the Telegraph
Canyon Long Canyon and Proctor Valley drainage basins The existing trunk

line in Telegraph Canyon was sized to handle projected flow from the entire

drainage basin at an average flow rate of 1050 gallons per day per acre of the

basin Lowry 1980 The EastLake development would encompass approxi
mately 513 acres of the Telegraph Canyon basin and would be entitled to

0 54 mgd in the trunk sewer line The Lowry Report estimates that 10 mgd of

sewage would be generated by development in the basin 85 percent more than

EastLake s share based on its acreage in the basin On a short term basis

since the areas downstream of EastLake in the drainage basin are not proposed
for development the applicant has requested that the City of Chula Vista

allow the project additional capacity in the trunk line The acceptance of

excess sewage from the subject community on a short term basis would be

based on availability of adequate capacity during that short term Also an

agreement between the City and the proponent would be required for installa

tion of permanent facilities when adequate capacity is no longer available to

handle the excess sewage No longterm commitment permitting EastLake to

exceed its share of the lines capacity would be forthcoming from the City
since future development elsewhere in the basin is likely and adequate capac

ity to serve that development must be available when needed Harshman

1981 The extension of the existing line would be considered growth inducing
thereby possibly hastening the additional development that would require the

capacity in the Telegraph Canyon trunk line which the EastLake development
proposes to use

Development in Long Canyon would generate an estimated flow of 0 08 mgd
The Long Canyon basin drains west and north toward facilities of the Spring
Valley Sanitation District SVSD The Sweetwater Valley Outfall has a capac

ity of approximately 27 mgd 7 mgd flow through the outfall at present Pal

luy 1981 The developer would be required to construct the necessary con

nector lines to reach the outfall and would not be able to utilize the existing
distribution line in San Miguel Road Palluy 1981 To connect to this line

would require an offsite extension of 10 000 to 15 000 feet The Bonita Long
Canyon Estates Sectional Area Plan which was recently approved will require
a sewer line to be extended through Long Canyon However the initial phase
of that project would be sewered through the lower portions of Long Canyon to

a line in Palm Avenue via Acacia The portion of the Bonita Long Canyon
Estates project requiring a sewer line extension through the upper eastern

portion of Long Canyon immediately adjacent to the EastLake property will

be developed as a later phase If it were developed prior to the need for an

extension to serve EastLake development a large offsite extension would not

be necessary for the EastLake project

The area of the project tributary to Proctor Valley Road would generate an

average sewage flow of 0 15 mgd The Proctor Valley drainage basin flows
north to the area served by the SVSD To connect to the line in San Miguel
Road at Proctor Valley Road would require an extension of 9200 feet

The majority of the Poggi Canyon tributary area within EastLake would be

developed as part of Phase 3 of the Community Existing conditions may

therefore be very different by the time this area develops The basin drains

south and is far from existing facilities The area when developed would
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generate about 0 33 mgd of sewage Lowry 1980 To connect the Poggi Can
yon tributary area to existing lines would require construction of lines to reach
the METRO system s lines west of Interstate 5 since there are no lines south
of the project site capable of handling the estimated sewage from the development Harshman 1981

The Salt Creek tributary area is the largest single portion of the proposed
development and is also the furthest away from existing sewer facilities It is
estimated that development in the Salt Creek tributary area would generate
an average sewage flow of 128 mgd Connections to existing facilities would
require off site extensions of up to 10 miles in length Lowry 1980

Total sewage output from EastLake when the community is fully developed is
estimated to be 3 19 mgd Lowry 1980 The total flow proposed to be
sewered through the Telegraph Canyon Trunk Sewer is 156 mgd This flow
includes 0 56 mgd of sewage proposed to be pumped on a temporary basis from
the Proctor Valley Long Canyon and Poggi Canyon basins into the subjecttrunk sewer This total sewage flow is 188 percent higher than the EastLake
communitys share of the Telegraph Canyon Trunk Sewer capacity Table 3 3
shows a breakdown of estimated generation rates and sewage flow by land use
in the development

Table 3 3

EASTLAKE SEWAGE FLOWS

Generation Rate
Population

Acrealre
Flow

mgd

2 43

62

14

3 19

Land Use

Residential

Industrial

Office Commercial

TOTAL

80 gal person day
3000 gal acre day
2500 gal acre day

30 445 people
208 9 acres

59 4 acres

Source City of San Diego 1981 City of Chula Vista 1981

The Series V forecast SANDAG 1980 for the Chula Vista Planning Area indi
cates a population of 188 000 by 2000 This forecast inclUdes the projectproperty but was made assuming development under current land use designations To include the project in growth forecasts the estimated EastLake
population of 30 445 would have to be added to the Series V forecast resultingin a 2000 population of 218 445 Using a sewage generation rate of 80 gallons
per person per day Harshman 1981 the planning area would generate

174 mgd by 2000 Development of EastLake would generate sewage beyondthat anticipated for the Chula Vista Planning Area and would incrementallydecrease available capacity in the METRO system It is unknown at this time
how the additional planned METRO capacity would be allocated however
additional capacity may be available for Chula Vista Assuming an onsite
sewage treatment plant is constructed to serve a portion of EastLake the
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percentage of total flow contributed to the City of Chula Vista s sewage facil

ities would be lessened according to the area served by the treatment plant

Development of EastLake as proposed would constitute an incremental
increase in the volume of sewage now being handled by the Chula Vista and

METRO systems The project impact would not be significant on the overall

capacity in either Chula Vista s system or the METRO system but would be

significant on the individual collection lines proposed for use by EastLake in
particular the Telegraph Canyon trunk line if onsite reclamation is not

developed for the project

3 4 3 Mitigation

Development in the Long Canyon Proctor Valley and Poggi Canyon tributary
areas would generate an estimated sewage flow of 0 56 mgd As stated above

to extend sewage facilities from these areas to existing lines would require

lengthy connectors therefore the Lowry report recommends as an interim

solution pumping the sewage into the Telegraph Canyon tributary area to flow

into the existing trunk line The total flow from the four tributary areas

would be 1 56 mgd or 188 percent in excess of the development s share in the

trunk line Also as stated above the City of Chula Vista would accept a flow

over EastLake s estimated share on a short term basis If development were

to occur downstream from EastLake in the Telegraph Canyon drainage basin

that development would be entitled to its share of the trunk line s capacity
therefore EastLake would not have a longterm committment from Chula

Vista to be able to exceed its share of available capacity Interim solutions

must be considered exactly that temporary only and permanent facilities

should be included in planning each phase of development

1

Permanent facilities for sewage disposal recommended in the Lowry study
include extensions to existing lines for the Telegraph Canyon Long Canyon
and Proctor Valley tributary areas sewage and an onsite reclamation plant to

handle the Salt Creek and Poggi Canyon tributary area s output A 3000 foot

offsite extension from the western boundary of the site would be required to

reach the Telegraph Canyon trunk line The project developer would be

responsible for extending the line to reach the site Harshman 1981 The

1 0 mgd generated in the Telegraph Canyon tributary area would be handled by
the trunk line 0 54 mgd would be acceptable on a long term basis The

remaining 0 46 mgd would have to be included in the permanent solutions for

community sewage disposal

If the Long Canyon sewer line is constructed as part of the Bonita Long Can

yon Estates development prior to the need for an extension to serve EastLake

no extensive offsite extensions would be necessary If the EastLake line is

needed before Bonita Long Canyon Estates is built out construction of the line

necessary to connect the Long Canyon tributary area with existing lines would

require cooperation between the developer the County and existing property
owners between EastLake and the Spring Valley Sanitation District s SVSD

system Additionally improvements toward the lower end of Long Canyon
may be necessary such as parallel lines or modified grade to accommodate

total sewage flows
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The circumstances for extension of lines to handle Proctor Valley and PoggiCanyon sewage are basically the same as those cited for Long CanyonLengthy connectors would be required 9200 feet for Proctor Valley 3 to4 miles for Poggi Canyon to reach existing facilities Cooperation with
existing development would cut costs significantly however only scatteredresidences now exist in the drainage basins and counting on their support isnot practical at this time

The possibility exists that the Otay Mesa area south of the proposed projectwill develop in the future A new trunk along the Otay River Valley could be
constructed to serve this area in which the EastLake community could participate The City of Chula Vista would depend on developers to front the costsfor construction of such a trunk line Harshman 1981 which might then servethe Poggi Canyon and Salt Creek tributary areas The implementation of suchfacilities and EastLake s participation in them depends on the timing of new
surrounding development to share the costs of extending lines

Since extensions of sewer lines from the Salt Creek tributary area to existinglines would be over 10 miles permanent solutions to disposal of sewage from
this area should be planned on from the start The Lowry study recommends
that an onsite reclamation plant be constructed capable of handling the
128 mgd flow estimated from the Salt Creek tributary area in EastLake The
study recommends that the plant be expandable to be able to handle sewagefrom any future development north of EastLake in the Salt Creek drainagebasin Costs for construction of the reclamation facility would be borne bythe developer The knowledge and experience of the Otay Water District inthe area of reclamation should be considered a valuable resource if a reclamation plant is planned If the plant were constructed the effluent producedwould be used as irrigation water for developed open space areas on the siteMeasures to ensure that drinking water and groundwater supplies are not contaminated are discussed in the Water Quality section of this report Provisionsfor emergency handling of sewage should be considered in the event that the

proposed treatment plant fails or land disposal of effluent is not possible Onepotential solution would be provision of storge capacity onsite with the capability of pumping into the METRO system through an existing line during off
peak hours A backup system should be developed as part of the permanent
sewage facilties for the community Specific design of a wastewater reclamation plant should be analyzed at the time such a facility is proposed

Mitigation of the overcapacity flow to the Telegraph Canyon trunk can onlybe accomplished by construction of permanent facilities for sewage collectionand disposal Mitigation measures proposed by CFHW are included in Vol
ume 2 letter 30 Summary of Mitigation Measures SS 1 through SS 4

3 4 4 Analysis of SiRllificance

Specific plans for sewage disposal have not been determined at this time but
project development would require extensions of existing lines and construc
tion of new facilities both on and offsite since adequate facilities do not cur
rently exist to serve the project area Construction of adequate sewage facili
ties new lines or onsite reclamation plant would have to be phased withproject development to assure that no significant impacts result Flows aboveallotted capacity in the existing Telegraph Canyon trunk line would be significant if permanent long term disposal solutions are not provided
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3 5 WATER AVAILABILITY

3 5 1 Existing Conditions

The site is within the boundaries of the Otay Water District OWD a retail
distributor of water received from the San Diego County Water Authority
CWA San Diego imports approximately 90 percent of its water from the

Colorado River and the State Water Project through a contract with the

Metropolitan Water District MWD of Southern California At present the

MWD has no limits to the amount of water its member agencies can receive
and San Diego s CWA has no problems obtaining the water it needs to supply
the needs of agencies in the County

The State of Arizona is in the process of constructing a series of canals to

divert its share of Colorado River water which Southern California has been

using The Central Arizona Water Project is estimated to be completed in

1985 and will take about half of the 15 million acrefeet currently flowing
from the Colorado River to Southern California This diversion of water will

reduce the region s water supply by approximately 15 percent and will require
development of a new source of water such as the proposed Peripheral Canal

part of California s State Water Project The Canal is highly controversial
and will be voted on by the State constituency in June of 1982 If it is

approved it is not expected to be in operation before 1990 5 years after the

anticipated completion of the Central Arizona Water Project

If in the future the MWD imposes limits on water allocations to the CWA

those limits would be passed on to County water agencies The existing and

proposed facilities of the CWA are designed to meet the projected needs of its

member agencies through the year 2000

The 66 inch Second San Diego Aqueduct traverses the project site in a north

westsoutheast orientation then discharges into the Lower Otay reservoir

adjacent to the eastern boundary of the property OWD s existing facilities on

and near the site include two small reservoirs a pump station distribution

lines and a connection to the aqueduct Water from the existing connection

number 4 is pumped to the reservoir northeasterly of it whence it would

supply EastLake south of Telegraph Canyon Road The second connection

number 9 has been designed and is proposed for construction in the near

future along with a 3 million gaUonreservoir and would serve the needs of

the community north of Telegraph Canyon Road Barber 1981

3 5 2 Impacts

The CWA and OWD currently anticipate no problems in supplying the proposed
development with an adequate supply of water Ogden 1981 Barber 1981

Water demand from the site if it were developed under existing land use

designations would be considerably less than if the proposed General Plan

Amendment and rezone are approved and the site was developed at a higher
density However the water authorities concerned have expressed satisfac
tion with their ability to adequately supply the site and do not consider the

increased density of development to adversely affect their capacity for trans

porting water If the site were annexed to the City of Chula Vista the OWD
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would continue to be the responsible water agency for the developmentTable 3 4 shows the demand for water by the EastLake community at ultimate
development as presently proposed

Table 3 4

ESTIMATED WATER DEMAND AT ULTIMATE BUILDOUT

Demand
Rate

Flow
Land Use

Residential

Industrial

Office Commercial

Open Space

TOTAL FLOW

180 gallons person day
3500 gallons acres of floorspace dayl
2700 gallons acre of floorspace dayl
3000 gallons improved acre day

5 4

0 51

0 12

152
7 53 mgd

IGross acreage minus 30 percent land use loss in net density calculations

2potential use of reclaimed water for open space uses

Source Lowry and Associates 1980 City of San Diego 1981

Using the figures from Table 3 4 as a rough estimate since the final figures
would depend on the actual population and land uses in the development East
Lake would consume 7 69 mgd or 23 6 acrefeet per day which equals 8614 24
acrefeet per year This amount of water consumption would not constitute a

significant impact to the ability of the CWA or OWD to provide water to their
present customers However it would represent an incremental increase in
demand which would contribute to regional water supply problems

It is the responsibility of the developer to design and construct water delivery
systems capable of providing adequate water pressure for fire protection The
Chula Vista Fire Department requires 1000 gallons per minute gpm in single
family home neighborhoods 5000 gpm in areas of apartment buildings and
5000 gpm in commercial industrial areas Fire Department requirements must
be an important consideration when final water system plans are designed
In addition to supplying the urban water of EastLake the OWD would provide
water for agricultural use as long as land designated for agriculture was in
parcels of 5 acres or larger and is currently within the District s jurisdiction

Phasing plans for the construction of EastLake s water system as shown in the
Domestic Water System Master Plan Study prepared by Lowry and Associates
would ensure adequate supply for the community as it developed The waste
water reclamation plant suggested in response to sewage disposal needs could
provide water to irrigate open space and recreation areas thereby reducingthe demand for imported water from the community
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The loss of imported water from the Colorado River will impact all of South

ern California regardless of project implementation In 1985 0 75 million

acre feet are anticipated to be lost to Arizona The CWA expects the State of

California to meet its water contract obligations by construction of the

Peripheral Canal However water supply to the San Diego region is uncertain

and the magnitude of the impact from completion of the Central Arizona

Water Project cannot be quantified at this time

3 5 3 Mitiltation

Impacts to regional water supply are not specific to the proposed EastLake

project but will occur because of factors beyond the control of the developer
based on the location and history of development in Southern California Solu

tions to the problem of adequate water supply are regional and statewide in

scope The San Diego Association of Governments SANDAG has developed
the Water Conservation Plan for the San DiBlto RBltion 1981 in anticipation of

the coming reductions in water availability The Plan sets an overall goal of

eliminating wasteful and inefficient uses of our limited water resources in

order to help protect the public health safety and welfare and to help assure

an adequate supply to meet the essential domestic commercial industrial and

agricultural water needs of our rapidly growing population and economy Spe
cifically the Plan seeks to achieve by the year 2000 an overall water use

reduction 15 percent below that amount projected as necessary based on pre

1977 per capita water usage and to achieve annual water use reductions suf

ficient to demonstrate reasonable further progress in meeting the 15 percent
reduction in the year 2000

A series of policies set to reach these objectives includes requiring low water

use domestic fixtures and appliances efficient irrigation systems public edu

cation about water conservation emergency conservation measures for use

during shortages and water recycling methods These measures are to some

extent applicable on the project level and should be implemented where feasi

ble Use of effluent from the onsite sewage treatment plant for irrigation
would be in accordance with the goals of the Water Conservation Plan as

would be installation of low flow faucets and showerheads low flush toilets

and use of native and drought resistent plants for landscaping within the East

Lake community

Such mitigation measures undertaken on as large a scale as the proposed
development would lessen the community s consumption of water however

the problem of adequate supply must be solved on a regional scale If the

Peripheral Canal is constructed phasing development to be completed after it

is operational would relieve the regional impacts related to limited water sup

plies Mitigation measures proposed by CFHW are included in Volume 2 let

ter 30 Summary of Mitigation Measures W I through W 4

3 5 4 Analysis of SiltIlificance

A new water system will be required to serve the proposed EastLake develop
ment Construction of this system is the responsibility of the developer

Regional water supply impacts may result from the Arizona use of Colorado

River water and increased demands of additional development within the San
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Diego County area could contribute to significant cumulative impacts Con
servation measures and use of reclaimed water for irrigation could minimize
the impact of project development on the regional water supply

3 6 SCHOOLS

3 6 1 Elementary Schools

3 6 11 Existing Conditions

The project site is undeveloped at present and does not generate a demand for
educational facilities The site is within the Chula Vista City School District
The District is operating slightly over its capacity of 14 683 the enrollment
total for March 1981 was 14 701 New growth in the east and northeast portions of the District has caused overcrowding at schools in those areas and
temporary buildings are being utilized in several schools to house students
Sydelko 1981

3 6 12 Impacts

The School District uses the following generation figures to estimate the prob
able number of new students to come from new developments 0 2 students
per multi family dwelling 0 4 students per single family attached dwellingand 0 6 students per singlefamily detached dwelling Only general figures can
be estimated at this point since specific phasing and development plans are
not available Using an average of 0 4 elementary students per dwelling unit
and a first phase estimate of 1850 units constructed approximately 750 stu
dents would be generated during the first phase of development This number
of students would create an immediate need for at least one new elementary
school to be constructed concurrently with residential construction The Gen
eral Development Plan for EastLake indicates that space has been designatedfor two elementary schools within the area to be developed in the first phase

Dependent on the final phasing and unit types developed throughout the property and their respective generation rates full development of the proposedproject can be expected to generate between 4000 and 5000 elementary stu
dents Based on the current design capacity for elementary schools within the
District 600 students approximately 7 schools may be necessary to serve the
project area Five elementary school sites have been designated on the proposed plan all of which are adjacent to land designated for park use as recom
mended in the Chula Vista General Plan The School District has no sites in
the EastLake area nor the funds to provide the necessary facilities to house
new students The District has indicated that the developer would be responsible for securing land and financing construction of new schools for EastLake
students

If no schools were built during the first phase of development a significant
impact would be incurred upon the existing facilities of the School District
Additionally a significant impact would result if the total number of schools
provided were not adequate to serve the project residents or if schools were
not provided in a timely manner throughout all phases of buildout in conjunction with residential development
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3 6 13 Mitiltation

Adequate land for the necessary school sites should be dedicated by the devel

oper during all phases of buildout of the community Developer funding would

be necessary to finance construction of schools At this time it appears neces

sary to provide two additional elementary school sites within the project area

to adequately serve future project residents Because the project will be

phased over a 20 year period and requirements for school facilities could

change plans for schools should be carefully coordinated with the District to

provide space for students as they are generated by new housing areas Provi

sion of adequate school facilities concurrently with residential development in

EastLake would lower the level of impact to the Chula Vista City School

District to insignificance Mitigation measures proposed by CFHW are

included in Volume 2 letter 30 Summary of Mitigation Measures S l

3 6 1 4 Analysis of Significance

Students generated by project development would create a need for additional

school facilities If the developer assumes responsibility for securing land and

financing construction of new schools for EastLake students no significant
impacts would result If schools are not provided concurrent with need

existing facilities would be significantly impacted

3 6 2 Junior and Senior High Schools

3 6 2 1 ExistinR Conditions

The site is within the boundaries of the Sweetwater Union High School Dis

trict which serves students in grades 7 through 12 The District currently is

operating close to its capacity Rapid growth in Chula Vista particularly in

the eastern part of the City has impacted area schOOls several schools are

overcapacity and are using temporary buildings to house students Hendee

1981

3 6 2 2 Impacts

The general phasing plans for EastLake indicate that approximately 1850 dwel

ling units would be constructed in the first phase Using a figure of 0 5 junior
and senior high school students per dwelling unit 925 new students would be

generated by the 1850 new units The General Development Plan shows sites

for one high school and one junior high However both of these sites are

located in areas to be developed as part of Phase 2 Since the Sweetwater

District is already close to capacity particularly in the eastern portion of the

District the addition of 925 new students from EastLake would constitute a

significant impact to existing junior and senior high schools Full development
of the project site would generate approximately 5900 junior and senior high
school students Based on average capacities for schools within the Chula

Vista Planning Area approximately 1415 for junior high and 1550 for senior

high more than one site for each level are considered necessary to serve the

EastLake development

The schools closest to the site are Bonita Vista Junior and Bonita Vista Senior

High schools just over 2 miles from the site on Otay Lakes Road Both of

L
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these schools are already crowded and operating over their capacities In
addition new developments are underway within the attendance areas of these
schools which will exacerbate the crowding problem Hendee 1981 Neither
the junior or senior high schools proposed within EastLake are to be located
within the Phase 1 development which would significantly impact existing
facilities within the District letter of comment from Sweetwater Union High
School District dated November 13 1981

The total number of junior and senior high schools required to serve the proj
ect area has not yet been determined but is expected to be resolved within
several months The Sweetwater District does not have funds available at the
present time to purchase sites build new schools or to expand existing facili
ties Without timely planning and provision of schools coincident with residen
tial development the new students coming from the first phase of EastLake
would significantly impact the Sweetwater Union High School District The
project applicant has presented a proposal to the District staff that provides
for dedication of an appropriate number of school sites during the phased
development of EastLake and alternate funding mechanisms for construction
of facilities In a letter dated December 15 1981 see Volume 2 of EIR the
District indicated that the proposal was still under review prior to formal
presentation to the board of trustees

3 6 2 3 Miti ation

The need for junior and senior high school facilities would be created with the
first phase of development hence some provision must be made to house
those students Dedication of school sites plus payment of development fees
to provide schools on the site during the first phase of construction would
avoid the impact to existing schools Payment of fees to the district to allow
expansion of existing facilities to accommodate EastLake students until com

munity schools were built would lower the first phase impact on the District to
insignificance School facilities identified by the District as necessary to
serve full development of the EastLake project should be provided concur

rently with need to avoid a significant impact

The District has recommended that the following mitigation measure become
a condition of project approval

The General Development Plan for EastLake shall
be conditioned to provide that prior to the approval
of the first Sectional Planning Area plan SPA the
Board of Trustees of the Sweetwater Union High
School District and Cadillac Fairview Homes West
shall enter into a binding agreement which provides
for an agreed upon method of site acquisition and
construction financing to provide for the school
facilities necessary to serve the first SPA The
solution itself shall be reviewed as part of the sub

sequent environmental review of the SPA as pro
vided for in Table 1 1 of the Draft EIR prior to SPA
approval

Mitigation measures proposed by CFHW are included in Volume 2 letter 30

Summary of Mitigation Measures S 1

70



3 6 2 4 Analysis ofSiRnificance

If junior and senior high school facilities recommended by the Sweetwater
Union High School District are provided during project development concur

rently with need no significant impact would result Additional sites beyond
the one junior and one senior high school sites shown on the General Develop
ment Plan may be required to serve future project residents

3 7 POLICE PROTECTION

3 7 1 Existing Conditions

The project site is currently within the jurisdiction of the San Diego County
Sheriff s Department but since it is undeveloped at present it generates little
or no need for law enforcement services One Chula Vista Police Department
patrol car is currently assigned to the area around Southwestern College
15 miles west of the project boundary

3 7 2 Impacts

Since the need for new police personnel has been estimated at 12 new

employees per each 1000 residents Winters 1980 development of the project
property at the low density allowed by current land use designations would
have a lesser impact on police protection services in that fewer new personnel
would be required than if the property were developed under the Planned Com

munity designation proposed

If the project property were to develop under current designations within the

County it would affect the Sheriffs Department by requiring service over a

larger area However low density development has been anticipated in this
area as part of County growth and expansion of Sheriffs facilities will be

necessary to maintain current levels of service as this and other areas of the

County develop under the existing General Plan

Development of the site as proposed within the City of Chula Vista would

eventually create a need for new police personnel the total depending on the
final population of EastLake With an ultimate population of 30 445 and esti

mating 12 new personnel for each 1000 residents 36 5 new police employees
would be necessary in the Chula Vista Police Department in order to maintain
current levels of service to the surrounding areas and the new community It
is anticipated that the City would be able to provide the new personnel
required by continuing development Winters 1981

The Police Department s preferred emergency response time is 4 minutes
That would not be attainable with the first phase of EastLake development
The patrol car serving the Southwestern College area would also be required to

respond to EastLake s needs therefore the initial development would impact
the level of police protection now available to residents of the College area

Although response time would initially be low the level of non emergency
police services to EastLake would be equal to that provided to the City at the

present time These services include accident investigation traffic control
follow up crime investigation crime prevention services and juvenile investi

gation services
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No new police substation would be required to serve EastLake since the Chula
Vista Police Department operates on a roving patrol car basis The police
station is located in the Chula Vista Civic Center about 7 5 miles from the
site

3 7 3 Mitigation

Mitigation of the adverse impact on law enforcement services would be

accomplished through addition of persoMel to the Chula Vista Police force in

adequate numbers to effectively serve the EastLake community This measure
is beyond the control of the developer however the Police Department antici
pates that as development occurs and new residency warrants additional
employees would be added to the pOlice force Winters 1981 mitigating over
time the expected impact to police services to a level of insignificance
Mitigation measures proposed by CFHW are included in Volume 2 letter 30

Summary of Mitigation Measures P 1

3 7 4 Analysis of Signficance

Short term impacts would occur due to an emergency response time below the

preferred 4 minutes However additional police staff is anticipated to be
added in response to new development and no significant impacts would occur

3 8 FIRE PROTECTION

3 8 1 Existing Conditions

The project site is within the jurisdiction of the California Department of
Forestry The closest fire station to the site is located on State Highway 94
northeast of the site No response time was available The City of Chula
Vista has a fire station Number 4 on Otay Lakes Road near Southwestern
College

3 8 2 Impacts

Development of the project property under current land use designations would
result in a limited increase in population Growth within the Chula Vista
planning area which includes the project property is anticipated as is the
need to expand fire protection facilities in the future Chula Vista General
Plan Safety Element 1974 Expansion to meet the needs of development
under low density designations would be substantially slower than under the
PlaMed Community designation proposed

If the property were not aMexed to the City and developed as currently desig
nated it would remain under the jurisdiction of the California Department of
Forestry CDF However the CDF does not assume responsibility for pro
tecting structural development and other means of providing fire protection
would be necessary Among the options for the site in the County are aMexa
tion to the nearby Bonita SUMyside Fire Protection District formation of a

new Fire Protection District requiring approval by LAFCO and the Board of

Supervisors and elections for formation and funding or protection through
activation of the latent power of the Otay Water District to provide fire
protection Fire protection capability would probably be made a condition of

development within the County Hix 1981
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Development of the property as proposed within the City of Chula Vista would
constitute a significant impact initially in that existing facilities and per
sonnel would be required to provide fire protection services over a much larger

geographical area and for a larger population Response time to the first

phase of development would be 10 minutes instead of the preferred 3 minutes

3 8 3 Mitigation

A new station would be required within the project during the first phase of

development in order to provide effective protection A second station could

possibly be necessary to serve EastLake at ultimate buildout Monsell 1981

The City of Chula Vista would be responsible for staffing the new station

during the first phase of development A single family residential lot located

according to standards outlined in the Chula Vista General Plan s Safety Ele

ment would be a satisfactory parcel for siting a station The land should be

located and dedicated as part of the specific development plans for Phase 1 of

the project Construction of the station structure and provision of the neces

sary fire apparatus and equipment may also be required as a condition of

development Monsell 1981

To ensure adequate fire protection the developer has the responsibility of

designing a water supply system capable of delivering water at the pressure

required to operate fire fighting equipment This is not specifically addressed

in the phasing plan prepared as part of the Domestic Water System Plan Mas

ter Study prepared by Lowry and Associates however it must be an important
consideration when final plans are drawn up The pressure required ranges
from 1000 gallons per minute gpm for single family neighborhoods to 5000

gpm for apartments and industrial commercial areas Mitigation measures

proposed by CFHW are included in Volume 2 letter 30 Summary of Mitigation
Measures F l through F 4

3 8 4 Analysis of Significance

The proposed development could create increased demands for fire protection
services and could have a significant short term impact on the department s

ability to provide adequate service Requirements for new station construc

tion provision of apparatus and equipment and water supply system as out

lined above would eliminate the impact

3 9 ENERGY SUPPLY AND CONSERVATION

3 9 1 Existing Conditions

The project site currently is undeveloped the few existing structures on the

site consume minimal amounts of energy San Diego Gas Electric Company
SDG E has utility lines on and near the site at present both natural gas and

electric distribution lines The Utility Master Planned Study for EastLake

prepared by Utility Planning Inc includes maps of the existing distribution

lines on and near the project property

3 9 2 Impacts

Under existing land use designations growth in the project area would occur at

a much lower density than is proposed under the General Plan Amendment
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Utilities would have to be extended to reach new development in any case and
with a higher density costs per new unit would be lower than at low density
development

SDG E serves incorporated and unincorporated areas within its service bound
aries hence development on the project site would be able to receive utility
service whether or not the property is annexed to Chula Vista Existing facil
ities on and near the site would have to be extended to serve the project

SDG E has indicated that it has the ability to accommodate future growth in
the area without adversely affecting its current level of service as long as the
developer works with SDG E regarding phasing and implementation plans All
red 1981

The impact to SDG E expected in association with EastLake development
concerns extension routes and construction The final internal street design
can be designed so as to facilitiate smooth implementation of service to the
project The changes in extension rules previously mentioned will lessen the
economic impact of new development on SDG E by requiring developers to
pay more for construction of new lines A denser project then would cost the
developer less per unit constructed than would a less dense project

The project data base presents two tables estimating energy consumption for
the development by land use and over the planned phases These tables are
presented in Tables 3 5 and 3 6 however it is difficult to anticipate the
energy demand from the project since plans are not final and many factors in
the realm of energy supply and demand are subject to rapid change

Energy demand for the project will be associated with commercial residential
and industrial development This demand arises from uses such as space and
water heating interior and exterior lighting cooking operation of appliances
and stove operations water and sewer service and travel to an from the proj
ect by both employees patrons and residents

Upon full development of the project an estimated 263 46 x 106 kilowatt hours
per year and 14 41 x 106 therms of natural gas per year will be consumed
Total electric and natural gas consumption would be approximately 0 30 per
cent of the total energy supplied by SDG E during 1980

Based on an average consumption rate of 20 units per gallon an estimated
combined average daily traffic of 105 603 and an average trip length of
5 28 miles the project would require 10 175 905 gallons of gasoline per year
for transportation This represents approximately 10 percent of the total
gasoline sold in San Diego County in 1980 Of the total energy requirements
for the project electricity is estimated to represent 411 percent natural gas
0 69 percent and transportation 58 2 percent The average trip length for the
EastLake project is projected to be 5 28 miles less than the average for Chula
Vista of 6 3 miles CPO 1980 This is due to the proximity of a mixture of
land uses allowing persons to travel a shorter distance for employment shop
ping and recreational trips Thus although transportation would constitute
the largest position of the total energy requirements for the proposed project
this consumption is not projected to be greater than any similar development
within the Chula Vista Planning Area
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3 9 3 Mitigation

No significant impact to SDGE is anticipated therefore no mitigation mea
sures are necessary

The data base for the proposed EastLake development states that the devel
oper is seriously committed to developing an energy efficient community
Larry Seeman Associates 1980 In order to achieve that goal several mea

sures regarding energy conservation are discussed for implementation in the
project These occur in two basic areas transportation related and heatingand coolingrelated energy consumption The suggested measures are as out
lined below

a Measures to Maximize Internal Trips and Minimize Internal External
Trips such as

1 The community includes an office and employment center as
well as employment opportunities in community and neighbor
hood commercial centers

2 The community includes plans for support facilities including
commercial centers recreational facilities schools a commu
nity center and parks

b Measures to Facilitate Non Vehicular Travel Within EastLake to
include

1 A system of primary and secondary bicycle and pedestrian
trails and a limited system of equestrian trails

2 Rules and standards regarding the establishment of a safe pub
lic transit system to serve the community including a trans
portation center to provide a transfer point transit informa
tion and a park and ride location

c Implementation of Heating and Cooling Energy Conservation Measures
Where Possible among which might be

1 Siting and orientation of structures to take advantage of cli
mate and weather conditions

2 Use of appropriate building design and materials and land
scape design to construct energy efficient structures

3 Use of alternative energy systems in the case of EastLake
primarily active and passive solar systems for residential
heating and cooling

These measures would receive detailed attention and analysis when specific
development plans are drawn up for siting architecture and landscaping within
the community
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Implementation of these conservation measures could lower the energy

requirement for the EastLake community The level to which consumption
could be lowered is affected by many factors incuding increases in energy
costs decreases in energy supply increases in energy efficiency in vehicles

and buildings and advances in alternative systems technology thus estimates

are difficult to make and not dependable The conservation measures men

tioned above are important in helping to ensure that the development s impact
on regional energy consumption is not disproportionately large Specific mea

sures should be evaluated and addressed during subsequent review of Sectional

Area Plans for EastLake Mitigation measures proposed by CFHW are included

in Volume 2 letter 30 Summary of Mitigation Measures E l through E 3

3 9 4 Analysis of Significance

Project development would require energy facilities to be extended to serve

the project Energy demand from the proposed project would be similar to

other similar developments and would not have any signficant impacts The

developer has expressed an interest in developing an energyefficient com

munity which could result in a relatively lower consumption than standard

developments

3 10 PARKS AND RECREATIONAL FACILITIES

3 10 1 Existinlt Conditions

Portions of the site are within neighborhood park districts established under

the Chula Vista General Plan Parks and Recreation Element 1979 The poli
cies 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

should be located adjacent to elementary school playgrounds when possible to

promote multiple use of facilities and should be 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 community and

neighborhood parks The EastLake site is partly within three community park
districts The standards established in the Parks and Recreation Element for

community parks are as follows

Area 2 acres for every 1000 persons served

Minimum Desirable Size 15 acres

Population Served 7500 persons or more depend
ing on the acreage of the park

Service Radius 1 5 miles

Purpose To provide recreation facilities which

require more space than neighborhood
park sites can accommodate such as

tennis courts swimming pools multi

purpose courts community centers or

recreation centers

3 10 2 Impacts

The General Development Plan for EastLake indicates that 715 acres of the

site have been designated as open space Of that 96 acres would be improved

J
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as park facilities including one site in the area to be developed during the
first phase The six parks would provide sufficient park area for the estimated
ultimate population of EastLake In addition the General Development Plan

indicates that the following open space areas would be available in EastLake

Table 3 7

USES OF OPEN SPACE IN EASTLAKE

Land Use Acreage

Unimproved Open Space
Natural Undisturbed

Improved Open Space
Streets

340
200

205

170

TOTAL 715

Improved parks developed in a timely manner to serve the residents of the
first development in addition to existing open space in and around the site
would satisfy the recreational needs intended to be met by community parks
according to the ChuIa Vista General Plan and would insure that the EastLake

development would not impact the existing parks in the City

3 10 3 Mitigation

No impacts have been identified therefore no mitigation is necessary Miti
gation measures proposed by CFHW are included in Volume 2 letter 30 Sum

mary of Mitigation Measures PR l through PR 3

3 11 LIBRARY SERVICES

3 111 Existinll Conditions

The City of Chula Vista presently has one central library located in the Civic
Center about 7 5 miles from the project site Policies in Chula Vista General

Plan indicate that the library system should be developed to meet the relevant
cultural informational educational and recreational needs of the general pub
lic and requirements of persons engaged in specialized research The facili
ties and programs are intended to be concentrated in the central library
Branch and or storefront libraries can be established if it is shown that the

central library cannot meet the needs of a significant number of residents

3 112 Impacts

Due to the distance of the project site from the central library and the size of
the community proposed to be developed it is the City librarian s opinion that

adequate service cannot be provided by the existing facilities Lane 1982

The lack of adequate library service is a potentially significant impact

3 11 3 Mitigation

In order to mitigate the potential impact on library service to insignificance
the City librarian has indicated that the following should be provided Lane

78



1982a 2500 to 5000 square foot store front branch library for a period of
5 years funding for 1 year for 2 librarians 4 clerks and 6 part time aides
7000 to 8000 books approximately 10 00 eachand dedication of a 1 acre

site suitable for construction of a permanent branch library

3 114 Analysis ofSignificance

Development of the proposed project has the potential for adverse impacts to

library services due to its size and distance from the existing central library
However implementation of the recommended mitigation measures would

reduce the impacts to insignificance

3 12 OTHER UTILITIES AND SERVICES

Solid Waste Disposal

Solid waste generated by the proposed development would be disposed of at

the Otay Landfill located on Otay Valley Road onehalf mile east of Inter

state 805 The landfill covers 400 acres and has an estimated lifespan of

20 years from 1980 It currently handles 1000 tons of waste per day

Based on a generation rate of 5 5 pounds of solid waste per person per day
Lewis 1981 and the estimated ultimate population of EastLake 30 445 the

development would eventually produce 83 7 tons of solid waste each day This

would constitute an 8 37 percent increase in the amount of waste currently
being handled at the landfill The San Diego County Department of Public

Works anticipates that the amount of solid waste generated by EastLake would
not create a significant impact although it would incrementally decrease the

lifespan of the landfill

Telephone Service

Pacific Telephone provides service to developments within its franchised ser

vice area into which the project property falls At present a cable traverses

the site in an east west orientation This cable serves Otay Peak and is

already fully utilized therefore it has no potential to serve the project
Existing lines would have to be extended from the intersection of Otay Lakes

Road and Rutgers Avenue less than 1 mile from the site Offsite extension

costs would be shared by the developer depending on the length of extensions

necessary Service would be extended to the development under Tariff Sched

ules on file with the California Public Utilities Commission Pacific Tele

phone anticipates no impact from the EastLake development on their ability to

serve existing customers in the project vicinity

Churches

The standard amount of land required for churches in suburban areas is 5 acres

per church The long range planning office of the City of Chula Vista projects
that six church sites would be adequate to serve EastLake since other religious
facilities would be available in surrounding communities Pass 1981 It would

be good planning policy for the developer to set aside church sites and would

reduce the vehicle miles travelled by residents attending church

ct
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Hospital Services

The hospital nearest the project site is the Community Hospital of Chula
Vista a 24 hour basic care facility with 131 beds 11 intensivecare rooms
and 10 pediatric beds It is currently operating at an annual average of 63 per
cent of capacity although there are times when the hospital is full The

hospital anticipates no significant problems from the development of the East
Lake community

Paramedic Services

Hartson s Ambulance Company would serve the EastLake community
Response time to the site would be about 14 minutes In order to efficiently
serve EastLake at ultimate development the ambulance company would prob
ably expand by one ambulance Hartson s expects no adverse impacts to their
facilities through development of EastLake

3 13 BIOLOGICAL RESOURCES

3 13 1 Existing Conditions

A biological survey report for the EastLake project site is included as Appen
dix A to this report and is briefly summarized below

Vegetation

The great majority of the study area is regularly plowed and dry farmed for
barley This is an historical land use An estimated 2458 acres 80 percent of
the property is cultivated The remaining acreage includes ruderal riparian
woodland freshwater marsh low scrub and vernal pool habitats These habi
tats are discussed below and delineated on Figure 3 13

Ruderal habitats occupy man disturbed areas such as along roads the borders
of cultivated zones and around the Fenton Ranch Vegetative elements asso
ciated with these areas are ornamental species and weedy adventitious spe
cies Ornamental non native cultivated trees includes eucalyptus peppers
silk oaks palms and olive Eucalyptus Eucalyptus sp California pepper
Schinus molle and olive Olea europea line Otay Lakes Road and Rancho

Jamal Drive Weedy ruderal species consist of primarily introduced forbs and
grasses

Riparian woodland and freshwater marsh vegetative communities Thorne
1976 are present at a singular locality within the project area An earthen
dam creates a pond estimated at about 15 acres within the intermittent Salt
Creek drainage This pond which is very shallow is bordered by riparian and
marsh elements Riparian woodland is limited about the pond being repre
sented by less than ten willows Salix lasinadra and a single Fremont cotton
wood Populus fremontii The dam is thickly covered by mule fat Baccharis
glutinosa A band or zone of marsh surrounds the east and west sides of the
pond and extends up the Salt Creek drainage for a short distance The marsh
is made up of cat tail Typha sp bulrush Scirpus sp cocklebur Xanthium
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strumarium var canadense smartweed Polygonum lapathifolium and bur
head Echinodorus cordifolius The area below the dam and extending about
400 feet south to the property line is a heavily wooded area which is not
typical local riparian habitat It consists of tamarisk Tamarix sp spiny rush
Juncus acutus var sphaerocarpus mule fat and a few phoenix palms This
habitat does not extend south offsite where grazing pressure has probably pre
eluded its development Likewise the pond riparian marsh habitat does not
extend up the Salt Creek drainage giving way to agricultural pressures There
is no natural habitat buffer about this wetland complex

Four additional catch basins are present throughout the project area but due to
a variety of factors including recent structural modifications cultivation and
heavy grazing pressure they do not support any developed riparian or marsh
habitat

The low scrub habitat remaining onsite is southern coastal sage scrub Thorne
1976 Low scrub vegetation in the northwestern corner of the project area

except in steepsloped situations is relatively open and appears to be heavilygrazed Dominant species are California sagebrush Artemisia californica and
California buckwheat Eriogonum fasciculatum Additional less common con
stituents include San Diego sunflower Viguiera laciniata coast cholla Opun
tia prolifera and coastal prickly pear Opuntia littoralis Larger shrubs such
as laurel sumac Rhus laurina and lemonade berry Rhus inte ifolia are
uncommon in this area

The vegetation is denser in the southern aspect of the area as it is not grazedand Viguiera laciniata is a more common constituent of the cover In the
northern limits of this area the vegetation is sparser and appears to be suc
cessional because of previous plowing The vernal pool ephemeral Thorne
1976 vegetative community occupies small depressions on the mesa top of the
panhandle portion of the subject property These depressions fill with rain
water which does not drain off or percolate away due to topography and silt
conditions These pools exist as highly specialized plant habitat and support a
unique succession of plant species distinct from that of the surrounding area
Purer 1939 These pools remain delimited within the mesa top vegetation

and weedy adventitious species and surrounding vegetative types do not oblit
erate or greatly trespass their margins Five vernal pools were identified in
October in their dry cycle These pools vary from relatively smooth to cobblybottoms Pool areas were estimated by pacing to vary between 60 to
250 square feet All the pools were very shallow Vernal pool species
observed onsite include dwarf woolly heads Psilocarphus brevissimus grass
poly Lythrum hyssopifolia rabbitfoot grass Polypogon monspeliensis and
hairgrass Deschampsia danthonioides

Wildlife

Given that the great majority of the study area is cultivated and relativelyfree of protective cover for much of the year wildIife abundance and use of
the area is expected to be very limited Wildlife use is expected to be concen
trated or attracted to those areas of remaining native vegetation Given the
rural character of the area and the extensive surrounding open space however
one would expect to find given time a majority of the wildlife specieso
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normally associated with the coastal plain and lower foothills of the San Diego
Region Major wildlife habitats generally lacking within the project area

chaparral aquatic are well developed immediately adjacent to the north and

east

Birds Avifauna is usually the most easily observed wildlife element in most

faunal investigations Species are usually reflective of a particular habitat

type Within the cultivated or disturbed habitats and generally open habitats

observed species include Western Meadowlark Sturnella neglecta Horned

Lark Eremo hila alpestris Lark Sparrow Chrondestes grammacus Mourning
Dove Zenaida macroura House Sparrow Passer domesticus Cassin s King
bird Tyrannus vociferus Western Kingbird Tyrannus verticalis Starling
Sturnus vulgaris House Finch Carrdacus mexicanus Loggerhead Shrike

Lanius ludovianus and Burrowing Owl Athene cunicularia

Species observed which tend to be found in native low scrub habitat include

California Quail Lophortyx californicus Brown Towhee Pipilo fuscus Black

tailed Gnatcatcher Polioptila melanura californica Anna s Hummingbird
Calypte annal Rufous crowned Sparrow Aimophila ruficeps Phainopepla
Phainopepla nitens Sage Sparrow Amphispiza belli and Roadrunner Geo

coccyx calif ornianus

Raptors observed in the area include White tailed Kite Elanus leucurus

American Kestrel Falco sparverius Red tailed Hawk Buteo jamaicensis
Marsh Hawk Circus cyaneus and Golden Eagle Aquila chrysaetos No rap
tor nests were observed within the study area A large isolated eucalyptus
grove located adjacent and north of the project area is undoubtedly used by a

variety of raptors for perching

Mammals Mammals observed during the field survey include the ubiquitous
California ground squirrel Spermophilus beecheyi the common desert cot

tontail Sylvilagus audubonii and the common black tailed jack rabbit Lepus

californicus Indirect evidence scat tracks nests burrows was noted for

coyote Canis latrans Botta s pocket gopher Thomomys bottae woodrat

Neotoma sp and gray fox Urocyon cinereoargenteus Evidence of mule

deer was not observed possibly due to the general lack of adequate cover in

the vicinity Aside from an assortment of field mice such common species as

striped skunk Mephitis mephitis spotted shunk Spilogale 3utoriS raccoon

Procyon lotor longtailed weasel Mustela frenata bobcat Felis rufus and

Virginia opossum Didelphis virginiana would be expected

Reptiles and Amphibians Reptiles observed either on the subject property or

on adjacent similar habitat include the ubiquitous western fence lizard Scelo

porus occidentalis coastal rosy boa Lichanura trivirgata ssp roseofusca

common kingsnake Lampropeltis getulus ssp californiae red diamond rattle

snake Crotalus ruber ssp ruber San Diego gopher snake Pituophis melano

leucus ssp annectens and San Diego horned lizard Phrynosoma coronatum

ssp blainviJlei Due to the temporary presence of water in the three small

catch basins on the property a variety of toads and frogs may be present in the

area in the spring Vernal pools presence within the study area are also uti

lized as breeding sites for amphibian species
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Hilth Interest Species Habitats

High interest species are those plants and animals which are considered to be
rare and or endangered threatened of depleted or declining status bluelisted endemic or of unique or limited distribution These species may be
officially listed by the federal or state governments currently under status
review by wildlife agencies recommended or nominated for official listing byknowledgeable experts or noted as potential nominees for listing due to con
tinuing habitat losses caused primarily by human pressures urbanization agriculture off road activity

Seven high interest plant species were observed on the project area They arelisted along with pertinent data status distribution within the area and
range and their rarity endangerment code as established by the California
Native Plant Society CNPS 1980 An explanation of the CNPS code is
included in Appendix A

Hemizonia conjugens Keck

Otay Tarweed
Proposed for listing by USFWS 1980 as endangered
by CDFG 1979
CNPS 3 3 2 2
Annual herb known only from southwestern San
Diego County Found on mesas and among low
scrub It is relatively common just north of the
northwestern corner of the study area Occurs
along one of the property lines WESTEC 1980 but
was not observed elsewhere onsite possibly due to
off season sampling period

Ferocactus viridescens Nutt Britton Rose
San Diego Barrel Cactus Coast Barrel Cactus
Proposed for listing by the USFWS 1980 No CDFG
status
CNPS 1 2 2 1
Small barrel cactus found on mesas and arid south
facing slopes Species is found from roughly Rancho
Bernardo south along the coastal plain into northern
Baja California One hundred eight specimens
counted in the panhandle portion of the property
1I3 counted south of Proctor Valley Road and at
least 100 specimens north of Proctor Valley Road

DUdleya variegata Wats Moran
Variegated Dudleya San Diego Hasseanthus
Proposed for listing by USFWS 1980 Under status
review by CDFG

CNPS 1 2 2 2

Perennial herb a small succulent with vernal leaves
Species is present in dry stony places Species range
includes southwestern San Diego County and north
ern Baja California Species recorded north of
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Proctor Valley Road both on and offsite also offsite

south of the panhandle May occur elsewhere onsite

but not observed due to offseason sampling period

Salvia munzii Epl
Munz Sage
No federal or state status

CNPS 2 1 1 1

Low shrub which is patchy in its distribution in the

study area Fifty five specimens found just south of

Proctor Valley Road in the northwest portion of the

study area It is found at a number of locations

adjacent to the northwestern corner of the property
being relatively common where it is present Spe
cies is known from Dictionary Hill San Miguel
Mountain Jamul Mountains San Ysidro Mountains

and northern Baja California

Ado hia californica Wats

Cali ornia Adolphia
No federal or state status

CNPS 1 2 1 1

Low spiny shrub found sparingly estimated 36 speci
mens in low scrub vegetation in the northernmost

portion of study area just south of Proctor Valley
Road Species is naturally found in washes in south

erwest San Diego County and northern Baja Califor
nia

Viguiera laciniata Gray
San Diego Sunflower
No federal or state status

CNPS 1 2 1 1
Small shrub found primarily on arid south facing
slopes throughout native low scrub habitat Species
is more common in panhandle portion of study area

but generally not well developed onsite Species
ranges from Mission Valley south into northern Baja
California and eastward to Potrero

Selaginella cinerascens A A Eat

Mesa ClubMoss

No federal or state status

CNPS 1 2 1 1

Species forms an ashen carpet on mesa tops between

low scrub in southwestern San Diego County and

northern Baja California Species is common in pan

handle portion of project

No rare endangered or threatened animal species as listed by the U S Fish

and Wildlife Service USFWS 1979 or the California Department of Fish and

85



Game CDFG 1980a were observed in the study area The American Peregrine Falcon Falco peregrinus anatum and the Southern Bald Eagle Haliaceetus leucocephalus leucocephalus listed as endangered by both the USF WS andthe CDFG are expected to be transients in the study area They do not nestin the survey area

Least Bell s Vireo Vireo belIii pusillus a small bird with a strong preferencefor riparian habitat was recently recommended by Remsen 1977 for inclusion
on the state and federal endangered species lists Remsen in 1977 noted that
as few as 24 breeding pairs may remain of a species which once was a common
to abundant bird in suitable habitat in the interior valleys and along southern
coastal areas of California Remsen 1977 concludes that the decline ofthis once common small bird is unparalleled in the history of California orni
thology The dramatic decline of this species is attributed in part to thereduction of suitable riparian breeding habitat but primarily to cowbird Mole
thrus atter parasitism Such data led the California Department of Fish andGame toStudy the situation Goldwasser 1978 That study estimated 89 territorial males or pairs in seven Southern California counties and its conclusion
recommended endangered status for the species Data from Remsen 1977and Goldwasser 1978 indicate that Vireo bellii pusillus has nested recentlyalong Jamul Creek just east of Lower Otay Lake and along the Otay River
This species could be attracted to the wetland area on Salt Creek This species was recently listed as endangered by the California Department Fish andGame 1980a

Additional sensitive species not officially designated but which are recommended or considered to be rare locally include the orangethroated whiptaillizard Cnemidophorus hyperythrus beldingi and cactus wren Campylorhynchus brunneicapillus The orangethroated whiptaillizard was recommended
as early as 1971 for listing as a rare subspecies Bury 1971 This small lizardprefers areas of sparse and variable vegetation and would be expected in therock sandy drainages throughout the project area This form occurs from
Laguna Beach and the vicinity of Riverside and San Jacinto southwest of the
mountains to northern Baja California The cactus wren Campylorhynchusbrunneicapillus of the San Diego region is considered one of the most severelythreatened of all local species Rea 1981 It has been considered locally rareby ornithologists of the San Diego area for some time Two individuals and atleast four of this species distinctive nests were observed in a draw about 2000feet north of the Otay River and additional nests were observed in cholla justadjacent to the fenceline along the panhandle portion of the site In addition anumber of nests were observed in a dense thicket of cholla in a canyon in thenorthwestern corner of the site A number of species of depleted or decliningstatus were observed or expected onsite These are discussed in Appendix A

Sensitive Habitats

Riparian woodland and freshwater marsh are rare habitats within San DiegoCounty They occupied 0 2 percent of County acreage in 1963 CD G 1965This percentage has undoubtedly decreased during the past 16 years For these
reasons the County of San Diego encourages the conservation of these habitatsCounty of San Diego 1980
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Coastal sage scrub is still relatively common in the region This habitat was

estimated to cover 13 4 percent of the County acreage in 1963 CDFG 1965
the third most extensive habitat type behind chaparral and low desert Recent

growth of both urban development and agriculture in the coastal foothills and

along the coastal plain has greatly reduced this habitat type Oberbauer 1979
has suggested that up to 70 percent of this habitat has been lost or modified
As such a number of bird and reptile species closely associated with this

habitat are now considered rare or declining

Vernal pools are rare and unique vegetative habitats They contain a number

of high interest plant species and provide temporary breeding pools for amphi
bians A ciliate protozoan Systylis hofm was recently discovered in vernal

pools on Kearny Mesa Cox 1978 It was the first known locality for this rare

species in the United States and only the fourth known worldwide Vernal

pools once covered areas of what now is Linda Vista East San Diego Kearny
Mesa and the community of Mira Mesa Vernal pools occur in San Marcos in

very limited quantity and they are relatively common on portions of Otay
Mesa and on flat mesas from Tierrasanta to the north rim of Los Penasquitos
Canyon The great majority of these pools are in danger of being eliminated in

the near future due to urbanization Vernal pools are also found in southern

Riverside County Santa Rosa Plateau and the Central Valley region of Cali

fornia It has been estimated that more than 90 percent of the original vernal

pool habitat within the San Diego region has been eliminated Beauchamp
1979

The vernal pools onsite were not evaluated by the biological committee which

made recommendations to the City of San Diego in developing their preserva
tion plan Balko 1979 On a comparative basis the panhandle pools would be

judged to be of low relative value based on the low number of pools present
the apparent lack of senstivie plant taxa and the lack of pool structural diver

sity

A number of sensitive habitat designations have been applied to surrounding
properties These include Resource Conservation Area RCA No 16 as per
the Sweetwater Community Plan and the San Miguel Jamul Mountains Otay
Mountain and Northern Miguel Mountain RCAs of the Otay Subregional Plan

ning Area Otay Mountain to the southeast is listed as significant natural area

by the California Natural Areas Coordinating Council HOOd 1977 and a large
portion of Otay Mountain is under consideration for wilderness status BLM

1979 Upper and Lower Otay Resevoirs which are unique biological resources

in the County are adjacent to the property

3 13 2 Impacts

In the northwestern corner of the property realignment of Proctor valley
Road If necessary could adversely affect biological resources Realignment
to the south could eliminate all or portions of populations of Adolphia cali

fornica Iva hayesiana Ferocactus viridescens and Vii1uiera laciniata located

in this area All of these species with the exception of Iva hayesiana are

found onsite north of Proctor Valley Road or elsewhere on the property in

either comparable or greater numbers Iva hayesiana is found north of Proctor

Valley Road onsite but not in numbers comparable to that found along the

o
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drainage south of the roadway It is relatively common offsite to the north of
the property and along other adjacent offsite drainages such as Salt Creek

The construction of East H Street in the vicinity of Proctor Valley Road will
affect biological resources but only to a limited extent Some native vegeta
tion west of the roadway including a singular specimen of Salvia munzii may
be affected The degree of impact to this area is expected to be minimal
Salvia munzii is relatively common higher on the slope to the west in this area
and the loss of a singular specimen is not considered a significant adverse
effect

In the southeastern aspect of the project area the riparian woodland and fresh
water marsh communities will be eliminated as they currently exist along Salt
Creek The existing pond is heavily silted and would hold little water to any
appreciable depth The marsh vegetation can be expected to be transitory
adapting to the amount and extent of water in the drainage and pond With
the waterholding capacity of the pond greatly reduced the extent of water
dependent vegetation would be expected to gradually decrease especially in
dry years As noted earlier the riparian element is limited about the pond and
is a typical south of the small dam The value of the existing pond and
surrounding habitat is enhanced by the lack of surrounding cover for wildlife
thus wildlife can be expected to be concentrated in this area Unless the pond
were rehabilitated however the area would be expected to become less
attractive to sensitive riparian bird species which require marsh or riparian
woodland habitat

In the panhandle portion of the site in the southeastern corner of the property
an estimated 45 percent of the existing native low scrub will be lost to devel
opment All of this loss occurs in the northern or upper portions of the pan
handle in an area which appears to have been previously cleared and is now
successional scrub dominated by California buckwheat Erioltonum fascicula
tum Viguiera laciniata is more common in the upper portion of panhandle
than the lower portion and is best developed locally on the south facing slopes
along the western property boundary in this area Of the four populations of

laciniata noted in the upper panhandle it is probable that two will be pre
served in open space The remaining two populations may be lost to develop
ment The estimated loss of Viguiera in this area is not considered a signifi
cant adverse effect due to the relative commonness of this species in the
region and the lack of good development of the species in this area compared
to other areas of its occurrence Other sensitive plant species identified in
the panhandle are south of proposed development and should not be directly
affected by the project None of the vernal pools will be directly destroyed by
the proposed development scheme An existing dirt road runs along the mesa
or ridgetop in the southern portion of the panhandle It is probable that an
emergency access road may be needed in this area If such is the case the
existing roadway should be utilized to minimize impacts to resources in the
panhandle area

Generally the majority of the existing low scrub habitat onsite will be pre
served as national open space Reductions in this habitat remove primarily
successional phases of the vegetative type or areas which are being heavily
grazed Thus the remaining native habitat which is undisturbed will retained
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as is Reductions of the extent of this habitat onsite is considered to be an

adverse though nonsignificant effect The habitat is rapidly declining but

those areas lost have been or currently are disturbed and are not considered

good habitat for associated declining bird species such as the Cactus Wren and

Black tailed Gnatcatcher Reductions in sensitive plant species are expected
for Iva hayesiana Ferocactus viridescens Viguiera laciniata Adolphia
californica and Salvia munzii Of the 313 specimens of Ferocactus observed
on the property losses are estimated at about 48 or 15 percent The reduction
in VigUiera laciniata Adolphia californica and Salvia munzii are considered

minor effects due to the low numbers of plants involved Viguiera Iaciniata is

patchy in its distribution on the property and is not a major component of the
low scrub cover as is the case elsewhere in its range Losses for this species is
estimated at less than 100 plants Reductions in Adolphia californica and Sal

via munzii are estimated at 36 and 1 respectively Other populations of sensi

tive plant species observed will be retained in their entirety onsite

No sensitive animal species will be lost although low scrub habitat albeit

considered marginal for the black tailed gnatcatcher will be reduced Cactus

wren habitat consisting of dense clumps of cholla will be retained in one of the

steep canyons in the northwestern corner of the site Proposed development
will not come near the cactus wren habitat adjacent to the western boundary
of the site The general loss of open land will adversely affect raptors which

are attracted to the area to hunt The loss of the pond and associated marsh

and riparian elements will eliminate potential habitat for a number of

declining animal species which are attracted to or dependent on these partic
ular habitats such as the least Bell s vireo yellow warbler and twostriped
garter snake

General reductions in low scrub habitat will proportionately incrementally
reduce potential habitat for the coast horned lizard and orangethroated whip
tail lizard

One could expect an increase in runoff into the local drainages from urban

uses as the communities build out Such increases can increase vegetative
growth in the natural drainages and create natural wildlife corridors through
out the project area The General Development Plan provides for a framework
of open space along the major drainages throughout the property Such a

design benefits onsite resources and sets the precedent for natural areas to be

logically continued offsite Such offsite continuation would possibly retain a

logically continued offsite Such offsite continuation would possibly retain a

large grove of eucalyptus located on Salt Creek adjacent to the northern prop

erty boundary which is likely to be used by raptors for perching The Salt

Creek drainage aside from the pond and associated habitat is disturbed The

drainage will have to be rehabilitated Its utilization or potential as an open

space wildlife corridor would be significantly reduced if the pond and its asso

ciated habitats are removed or if community facilities are placed within the

drainage If native or semi native habitats are to be reconstructed or allowed

to develop within the Salt Creek drainage and wildlife is a desired part of the

open space onsite the effective blocking of this drainage with urban develop
ment could preclude such results
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3 13 3 Mitigation

The proposed General Development Plan includes 340 acres of natural open
space This figure includes an estimated 200 acres of existing native vegetation The project design retains the majority of existing native vegetation and
the inclusive sensitive species The vernal pools onsite are to be retained It
is recommended that land which is currently in agriculture but is designated
for open space be rehabilitated to low scrub to mitigate the loss of low scrub
habitat onsite and buffer the project from offsite resources such as Lower and
Upper Otay Reservoirs Consideration should be given to creating wildlife
zones within the two planned man made lakes The development of such zones
as well as wildlife corridors throughout the major drainages onsite would miti
gate the loss of the riparian resources on Salt Creek Mitigation measures
proposed by CFHW are included in Volume 2 letter 30 Summary of MitigationMeasures B 1 and B 2

3 13 4 Analysis of Significance

The majority of sensitive habitat onsite would be retained as natural undis
turbed open space Biological impacts are not considered to be significant

3 14 VISUAL RESOURCES

3 14 1 Existing Conditions

The project site consists of 3073 acres of land in the western foothills of the
Penninsular Range The project site is typical of the foothills with rolling
hills cut by drainages Elevations range from 750 feet above mean sea level
MSL in the center of the site to 370 feet above MSL in the northwestern

corner where the site slopes down to Proctor Valley Figure 2 2 shows the
topography of the site and the surrounding area

The site consists of parts of three ridges sloping down from San Miguel Moun
tain and intervening and surrounding drainages The highest ridge is located
in the center of the site and runs in a northsouth direction It is divided into
two parts by Poggi Canyon in the southwestern portion of the site A second
ridge located on the eastern edge of the site roughly parallels the first The
upper reaches of Salt Creek separate these two ridges The second ridge
slopes down into Otay Lakes immediately east of the site The third ridge
located in the northwestern portion of the site slopes down from Mother
Miguel Mountain in a southwesterly direction Telegraph Canyon separates
this ridge from the first The third ridge is split to the southwest by Long
Canyon and it drains to the north into Proctor Valley

The site is used almost entirely for growing barley though a small part in the
southeastern and northwestern areas remains natural During the spring the
site presents a green pastoral appearance In the summer and fall the grain
turns brown and after harvesting bare fields remain The site is plowed during
the fall and winter and remains bare through these seasons

The site is crossed by Otay Lakes Road and is partially lined by pepper trees
Fenton Ranch on the eastern boundary is the only residence on the site
though Otay Ranch is located just offsite to the east north of Otay Lakes
Road A water reservoir is located onsite south of Otay Lakes Road in the
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center of the site The water tank has been painted blue green and is sur

rounded by eucalyptus trees

The site is bordered on the west by existing singlefamily development and a

mobile home park Otay Lakes Park is located to the east The remainder of
the surrounding land is vacant or used for agriculture

Views from the higher elevations on the site are panoramic with rolling hills

in the foreground and undeveloped mountains such as San Miguel and the Otay
Mountains to the north and east respectively in the background Lower Otay
Lake can be seen to the east from the higher elevations of the central ridge
and from the easterly ridgetop Development in Bonita can be seen in the

distance to the north from the northern hills Existing single family homes

directly west of the site can also be seen from hills in the northern portion of

the site

Views from the lower elevations onsite are much more constrained by topog
raphy and consist of the interior of drainages Occasionally San Miguel or the

Otay Mountains are visible over the tops of hills

The sites visibility to the surrounding area is dictated by topography The

entire site is visible to hikers or other recreational users on San Miguel Moun

tain or in the Otay Mountains Existing residential development west of the

site would have views of the ridge tops in the north as well as the lower slopes
closest to the developm ent

Part of the site is also visible to travellers on Otay Lakes Roads to users of

Otay Lakes Park and to boaters on Lower Otay Lake Motorists can see the

slopes nearest to the roadway This generally is a strip from 500 to 1500 feet
wide though canyons allow viewers to see up to 3000 feet from the roadway
Boaters on Lower Otay Lake in addition to travellers on Wueste Road which

parallels the lake shore can see the eastern slope of the eastern ridge Visi

tors to Otay Lakes Park which is approximately 0 1 mile south of the south

east corner of the site can see the eastern slopes and hill top of the eastern

ridge

Designated Scenic Resources

City of Chula Vista Otay Lakes Road is designated as an unofficial Scenic

Route by the City of Chula Vista Scenic Highway Element 1974 because of

the panoramic views of hills and valleys On a clear day downtown San Diego
is visible from the section of roadway west of the project site The Scenic

Highway Element also designates proposed roadways as unofficial Scenic

Routes Those that would cross the site include East H Street and Orange
Avenue The element s major objective is to preserve and enhance the scenic

quality of selected streets in Chula Vista To meet this objective several

policies have been developed which address plan review for parcels adjacent to

scenic routes

County of San Diego The county of San Diego has also designated Scenic

Route Corridors onsite including Otay Lakes Road Rancho Janal Road and

proposed Highway 125 1975 A major objective of the County is to Protect

2
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and enhance scenic resources within both rural and urban scenic highway corri
dors To do this a policy was adopted to Establish and apply design stan
dards to regulate visual quality of development within scenic highway corri
dors

3 14 2 Impacts

The change in land use designations proposed by the project would significantlyalter the visual quality of the site Development permitted by the projectwould be substantially different from that allowed by the existing land use
designations

Development proposed ranges from low density residential to employment park
uses and includes the major portion of the activity spine These designationswould replace the existing pastoral appearance of the site with urban develop
ment and would substantially change the visual character of the site

The General Development Plan includes 715 acres of natural and landscaped
open space Most of the natural open space is located in the steep canyons in
the northwestern quadrant along the eastern boundary adjoining Otay Lakes
and in the Poggi Canyon area in the southwest These areas would serve as
buffer zones between the development and Otay Lakes or between residential
and other uses

The eastern part of the Lakeview section adjoining Lower Otay Lake is designated by Chula Vista for park and open space uses The designation extends
from the eastern boundary of the site westerly to the top of the ridge and
allows the preservation of the viewshed from the lake and Otay Lake Park
The project proposes an open space designation for the lower slopes of the
ridge while designating residential development of densities ranging from 3 to
20 units per acre for the upper slopes Construction according to these designations could result in an urban intrusion on the viewshed of users of the lake
and park Structures particularly in the higher density designations are likelyto be multi story and could be significant intrusions into the rural nature of
the park unless screened from view

The Land Use Plan for EastLake will permit a substantial amount of topo
graphic alteration Although no detailed grading plans are available at this
time potential topographic alteration can be generally discussed on the basis
of land use requirements Sitespecific visual impacts should be addressed
during future project review

Areas of low density residences would require grading for roads and relativelysmall building pads This grading is not considered significant since the topog
raphy would probably not be altered a great deal However the higher densityresidential areas would necessitate larger flat building pads and parking lots
This would probably require the filling in of smaller interior drainages and
lowering of hilltops

The Development Plan calls for the construction of commercial office
employment park and high density residential structures in SkyPark All of
these uses require a substantial amount of grading to provide the large building
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pads and parking lots generally required for these uses The existing hill and

drainage topography would have to be changed significantly to support the

proposed high intensity land uses A lake is proposed for the southwestern

corner of the subcommunity The commercial development office buildings
and highest density residences are planned to surround the lake in a flat rela

tively wide valley The employment park containing light industrial uses is

proposed for the surrounding broad hills These landforms could be substan

tially altered

The project site will be crossed by a high voltage transmission line Develop
ment of individual units should consider this when plaMing the sites and

should plan a visual buffer either with open space or landscaping between the

towers and adjacent residences

The potential scenic highways crossing the site will not be affected signifi
cantly by the project as the project regulations provide adequate guidelines to

protect the viewsheds of the roadways Additionally the proposed lake north

of Telegraph Canyon Road could have a beneficial impact if landscaped and

designed according to the PC regulations

The PC regulations have several guidelines for visual appearance that would

have to be followed by developers of specific areas of the site Site plans
must receive architectural approval Landscape plans detailing proposed land

scape design plant materials and irrigation and maintenance plans must be

approved In addition the PC regulations proposed by the applicant promul
gate controls and guidelines for grading as well as development within the

viewshed of scenic routes If the project is approved the criteria outlined by
the PC regulations would have to be satisfied at the time specific development
plans are submitted

It should be emphasized that the proposed development would totally change
the appearance of the site and the surrounding area The pastoral character of

the existing landscape would be replaced by urban development At full build

out the project would be similar to a large town and the agricultural nature of

the area would be lost Mitigation measures are available to help alleviate the

impacts of each component of the project yet the combined effect is still that

of urban development and is considered a highly significant alteration

3 14 3 Mitigation

The significant impact caused by developing within the viewshed of Otay Lake

can be partially mitigated by design elements particularly by utilizing
buildings of two stories or lower and by using exterior coverings of stained

wood and other materials with a natural appearance This could be accom

plished by a density transfer of dwelling units from the viewshed area to other

portions of the Sectional Planning Area However this impact cannot be

mitigated to insignificance except by altering the project design to disallow

development within the viewshed

C
o

Grading Design It is the intent of this project that graded areas will be

contoured to blend with natural landform characteristics Rounding both ver

tical and horizontal intersections of graded planes obscuring slope drainage

93



structures with a variety of plant material massing incorporating the use of
variable slope ratios for larger slope banks use of landscape planting for ero
sion control and to obscure man made banks architectural solutions to topo
graphic changes and other similar techiques should be used Artificially
appearing slope banks with rigid angular characteristics shall not be permitted

Grading Policies General policies with regard to development within the proj
ect are as follows

a Visually significant slope banks should be preserved in their natural
state by clustering development

b The natural character of the hillsides should be retained

c Visually significant rock outcroppings native plant materials natural
hydrology and areas of historical or visual significance identified by
the Chula Vista General Plan or through the EIR procedure should be
preserved to the extent practical

d A variety of housing types padding techniques grading techniques lot
sizes site design density arrangement and spacing of homes and
developments should be encouraged

e Innovative architectural landscaping circulation and site design
should be encouraged

f Safety against unstable slopes or slopes subject to erosion and deteri
oration should be provided

Scenic Highway Standards The highways identified on the General Develop
ment Plan Circulation as Scenic Highways shall be reviewed for conformance
to the Scenic Highways Element of the General Plan during the plan review
process for the applicable Sectional Development Plans This review should
include architectural design of structures siting of structures height of
structures landscaping signs and utilities

In connection with any tentative map submitted on properties abutting a sce
nic route the applicant shall be required to submit a proposal for beautifi
cation of the portion of the scenic route adjacent to his development Each
proposal shall consider such factors as the treatment given to the scenic
route outside the boundaries of the particular tentative map area preservation
and enhancement of natural features of the site creation of a pleasing street
scape through special landscaping techniques and varied building setbacks and
creation of substantial open areas adjacent to scenic routes through the use of
clustering and innovative concepts

Implementation of these measures is the responsibility of the developers of
specific units These measures would serve to reduce impacts related to topo
graphic alteration

Impacts to visual quality can be partially eliminated by using appropriate
design elements Exterior and roofing materials should be compatible with
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surrounding landscape Multistory buildings should be minimized on hilltops
and clustered instead in the lower elevations Parking for commercial areas

should be in a greater number of small areas rather than in one large area

Underground or lower level parking should be encouraged This is a partial
listing of available design alternatives Utilization of these and other ele
ments will reduce visual impacts Mitigation measures proposed by CFHW are
included in Volume 2 letter 30 Summary of Mitigation Measures V I through
V 13

3 14 4 Analysis of Significance

The proposed project would substantially alter the visual character of the site
from a rural agricultural setting to a more intense urban planned community
The degree of significance associated with this change is dependent upon final

project design and the subjective decision of the viewer Sitespecific visual

impacts cannot be determined at this time but should be addressed during
subsequent project review

3 15 GEOLOGY

3 15 1 Existing Conditions

The project site is situated on an ancient marine terrace which has been mod

erately dissected by streams that have graded their channels to the present
sea level The eroded remnants of the terrace form rounded hills separated by
canyons with side slope gradients of 10 to 25 percent Topographic relief

ranges from a low of 370 feet above mean sea level MSL on the canyon noors
in the site s northwest corner to a high of 750 feet above MSL The highest
portions of the site 700 to 750 feet above MSL are along the crest of the

north south trending ridge in the center of the site that divides the Salt Creek

Telegraph Canyon and Poggi Canyon watersheds Another north south

trending ridge along the site s eastern boundary separates the Salt Creek and

Otay Lakes watersheds and reaches elevations of 600 to 650 feet along its

crest A third northeast southwest trending ridge on the site s northwest cor

ner has ridge crest elevations of approximately 700 feet and divides the Tele

graph Canyon watershed from the Sweetwater River watershed

Nearly the entire project site is underlain by weakly to moderately well

cemented sandstones claystones and conglomerates of the Rosarito Beach

Formation Elliott and Hart 1977 Hard and dense volcanic rock of the San

tiago Peak Formation outcrops in localized areas in the northwest part of the

site The lower slopes and valley bottoms contain slope wash and alluvial

deposits derived from erosion of the Rosarito Beach Formation see Fig
ure 3 14

There have been no detailed subsurface geotechnical investigations of the

project site The following discussion of bedrock engineering properties is

based on generalized information on the geologic formations underlying the

site

Recent Alluvium QaI Recent alluvial soils occupy the lowermost topo
graphic positions primarily occurring in Salt Creek and Telegraph Canyon
The recent alluvial materials are expected to range from silts to pebbly sands

under several inches to several feet of organic silts and clay These materials
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may be compressible and could settle appreciably under superimposed loads

The areal extent of alluvium is minor in relation to the size of the project site

Slopewash Qsw The slopewash soils consist of sandy clays ranging in thick

ness from a few inches to several feet which have accumulated on the lower

slope areas These clays are expected to exhibit high shrink swell character

istics with changing moisture conditions

Otay Member Rosarito Beach Formation Tot The Otay Member of the

Rosarito Beach Formation consists of poorly cemented fine to pebbly grained
massive sandstones with interbeds of claystones In localized instances the

sandstones may be found to be well cemented It is anticipated that grading of
this formation can be accomplished with the aid of heavy rippers Excavated

materials are generally sandy and possess favorable characteristics for fill

construction The sandstones generally provide high load bearing capacities
and adequate foundation support The claystones also generally provide ade

quate foundation support for residential construction However under arti

ficially altered conditions such as artificial irrigation the claystone may

exhibit expansive characteristics

Sweetwater Member Rosarito Beach Formation Tsw The Sweetwater Mem

ber is geologically older than the Otay Member and in general consists of

coarse grained to pebbly massive sandstones Locally the Sweetwater Mem

ber is conglomeratic The degree of cementation is weak to moderate Some

interbedding of claystones or siltstones may also be present in the Sweetwater

sandstones

It is anticipated that these materials can be excavated with the aid of heavy
rippers and that the resulting granular excavation materials possess favorable
characteristics for construction Areas of localized conglomeratic deposits
especially in the southeastern part of the site may prove to be sources of sub

base and even base materials for street and road construction Leighton and

Associates 1979

Volcanic Rocks Kjgm The northwest part of the site contains areas of vol

canic rocks predominantly basalt and andesite but breccias and tuffs are also

present These rocks are weathered and highly fractured in the upper several

feet the underlying unweathered rocks are hard and dense Excavation of the

hard dense volcanic rock requires blasting the excavated materials are gener

ally suitable for use as broken or crushed rock Leighton and Associates 1979

There are no faults known to exist beneath the project site However air

photo analysis shows that at least two linear features which indicate the

possible existence of fault traces traverse the site see Figure 3 14 Leighton
and Associates 1979 The closest mapped fault to the site is the La Nacion

Fault Zone located three miles to the west This fault has not exhibited

activity during historic time and shows no evidence of movement within the

past 11 000 years Elliott and Hart 1977 However because the La Nacion

fault displaces sediments younger than one million years it is considered

potentially active and capable of producing a maximum credible earthquake of
6 75 on the Richter Scale Greensfelder 1974 An earthquake of this magni
tude could result in a Modified Mercalli Intensity of VIII or IX However since
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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 historic seismicity record and is considered relativelystable 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

Active fault zones that could pose seismic risk to the project site are the off
shore San Clemente fault zone trending northwest southeast immediately east
of San Clemente Island the Elsinore Fault located 50 miles to the northeast
and the San Andreas fault zone in the Imperial Valley The maximum credible
earthquake on these active faults could produce modified Mercalli Intensities
of VII at the project site

Earthquake damage occurs primarily from groundshaking The project site is
almost entirely underlain by bedrock which past experience has shown to be
less severely affected by seismic activity than other areas such as recent allu
vium or terraces Because of its geology and its relatively distant location
from recognized active faults the site is perhaps more favorably situated than
other areas of San Diego County Leighton and Associates 1979

The only portions of the site where there is a potential for seismically induced
soil liquefaction is within canyon bottoms where recent alluvium may occur in
association with high groundwater conditions for short periods of time

An aerial photographic analysis of the site conducted by Leighton and Asso
ciates 1979 suggests that several minor landslides may exist Figure 3 14
Several features that are suggestive of landsliding and soil slumping are evi
dent although no evidence of largescale landsliding was found

3 15 2 Impacts

The sandstone and volcanic bedrock underlying the site would generally provide adequate foundation support for the proposed residential structure and
could be graded without great difficulty However claystone interbeds mayexhibit expansive characteristics and require some remedial foundation mea
sures

The absence of known fault traces on the site and the low seismic history of
the Chula Vista area indicate that fault displacement would not pose a threat
to future development Two possible fault traces have been tentatively identi
fied from aerial photographs If these lineations are indeed fault traces they
may be associated with the La Nacion Fault zone A more detailed investigation should be conducted to ascertain the potential activity of these inferred
fault traces

There is a possibility that future earthquake activity would produce moderate
to severe groundshaking on the project site This is a hazard existing throughout Southern California The closest fault zone to the site along which earth
quakes greater than a Richter magnitude 4 0 have been recorded is more than
50 miles from the site Because of the distance of major active faults and the
bedrock conditions on the site small woodframe residential structures can be
expected to sustain minimal damage if seismic design parameters as requiredby the State Uniform Building Code are incorporated into project construction
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Several ancient landslides and possible landslide features have been identified

on the site by Leighton and Associates 1979 The landslide features identi

fied to date are relatively small in size and cover only a minor percentage of

the project site area Preliminary information indicates that most if not all

of the landslide mass can be removed or stabilized by buttressing without

great difficulty during normal grading operations However detailed subsur

face geotechnical investigations are necessary to definitely establish the areal

extent depth and potential stability hazards posed by the tentatively identi

fied landslide masses

The depth to the regional groundwater table on the site is estimated to be

greater than 100 feet below the project site ground surface This depth
together with the dense and cohesive nature of the underlying soils on the site

generally precludes the possibility of liquefaction There is however a poten
tial for the occurrence of liquefiable soils loose clay free sands in localized

areas of the alluvial deposits on the valley floors in combination with perched
groundwater during the rainy season The existence or scale of this potential
hazard cannot be determined without a detailed subsurface geotechnical inves

tigation

3 15 3 Mitigation

A detailed subsurface soil and engineering geology investigation should be con

ducted to provide grading foundation and construction recommendations prior
to final project design Such an investigation should include

Drilling logging and sampling of drill holes to evaluate the bedrock

composition and stucture

Excavation logging and sampling of test pits and trenches in areas of

suspected landslides or fault trace

In situ and laboratory testing of soils to establish engineering charac

teristics

Preparation of grading specifications and foundation design criteria

Definition of areas where slope buttressing may be required and provide
buttress designs

Determination of the relevancy of groundwater conditions in relation to

grading and slope stability and provide subdrain requirements

Definition of areas requiring soil removal and recompaction

Recommendations for seismic design parameters

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 eliminated by following recommendations provided by
the recommended geotechnical investigation
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Areas found to contain ancient landslides during future geotechnical investigations could probably be stabilized by buttressing and subdrain installation or
removed and recompacted during grading operations If landslide masses that
are too large to be stabilized practically are found in future investigations
they should be designated for open space use

3 15 4 Analysis of Significance

Available geological data indicates that there are no major geologic con
straints on the project site that would preclude development and no significant
impacts are anticipated However geologic constaints often cannot be dis
closed by a surface reconnaissance A detailed subsurface investigation is
necessary to determine definitively whether constraints are present Fol
lowing the recommendations of the investigation report would avoid signifi
cant impacts

3 16 SOILS

3 16 1 Existing Conditions

The U S Department of Agriculture Soil Conservation Service 1973 has clas
sified 80 to 90 percent of the project site soils as belonging to the Diablo clayseries DaC DaD DaE and Diablo clay Olivenhain cobbly loam complexDoE The remaining site soils are classified as Huerheuro Loam HrE2
Linne clay loam LsE Olivenhain cobbly loam OhE and Salinas clay loam
SbC

The Diablo clay soil series consist of well drained clays generally 15 to 3 feet
thick that have formed from weathering of soft calcareous sandstone and
shale These soils have a slow permeability a high shrink swell potential and
are considered to be unsuitable for use as engineering material Agricultural
suitability of soils is discussed further in Section 3 2

Because of the high shrink swell potential of Diablo clay development for
building structures in areas containing these soils requires removal of the top 2
to 3 feet of clays and replacement of competent engineered fill

The Huerhuero Linne and Olivenhain series soils are well to moderately well
drained loam soils which have developed on calcaerous sandstone and shale
These soils occur on slopes of 9 to 30 percent in the project area and generallycontain a clay substratum The Salinas series soils consist of well to moder
ately well drained clay loams that formed in sediments washed from Diablo
Linne Huerhuero and Olivenhain soils This soil occurs on the valley bottoms
in the project area and have slopes of 2 to 9 percent

These loamy soils generally have a moderate shrink swell potential and more
suitable engineering characteristics than the Diablo clay Table 3 1 summa
rizes the principal characteristics of the project site soils
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3 16 2 Impacts

The existing surficial soils on the project site are highly expansive in nature

and unsuitable for foundation support The soils do not however represent a

significant constraint to development because the surficial expansive soil layer
can be removed to a depth of 2 or 3 feet during the construction period uti

lizing conventional grading procedures and replaced with competent com

pacted fill

3 16 3 Mitigation

Measures recommended in Section 3 15 1 above would mitigate any adverse

soil conditions and thereby avoid signficant impacts

3 17 GROUNDWATER

3 17 1 Existing Conditions

Available data indicate that there are no substantial quantities ofgroundwater
existing beneath the project site The site is underlain at depth by dense

impermeable volcanic rocks The topographic configuration of the overlying
sandstone deposits indicates that they could not contain a large quantity of

groundwater in a saturated condition There are no wells on the project site

There were no springs or areas of groundwater seepage observed on the site

during field reconnaissance If a permanent water table does exist it is prob
ably more than 100 feet below the ground surface California Department of

Water Resources 1967 Perched groundwater conditions will exist in the

alluvial deposit on the valley bottoms for short periods of time during the

rainy season

3 17 2 Impacts

0

Development of the project site for residential or commercial use would not

affect local or regional groundwater conditions in the project site vicinity
There are no wells extracting groundwater from the site at the present time

and groundwater is not proposed as a source of water supply in development
plans If a permanent water table does exist beneath the site it is more than

100 feet below the ground surface CDWR 1967 and would be unaffected by
urban development The project site is not an important recharge watershed

area for any local aquifers CDWR 1967 and therefore site development
would not affect regional groundwater levels The proposed man made lakes

in Telegraph Canyon and Salt Creek would loose a percentage of their water

through subsurface seepage into the alluvial deposits in the channel bottoms

The seepage would drain toward the Otay River and San Diego Bay by subsur

face saturated or unsaturated flow The percolation of surface runoff in

stream bed alluvium is a natural process which occurs under existing condi

tions and results in perched groundwater conditions for short periods of time

during the rainy season The man made lakes would not significantly alter the

natural subsurface drainage process nor affect the total quantity of seepage
which exists under current conditions
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The proposed wastewater reclamation program for irrigation would also not
affect local or regional groundwater conditions Irrigation is generally not
applied in quantities that exceed the field capacity of the soil Any reclaimed
wastewater that does percolate into a deeper zone below the site would be
purified by the same processes and in the same manner as is wastewater in a

septic tank drain field

3 17 3 Mitigation

No mitigation measures are necessary

3 18 SURFACE DRAINAGE

3 18 1 ExistinlConditions

The project site is situated in the watersheds of both the Sweetwater and Otay
Rivers These two watersheds have been designated as Zones 3 and 4 respec
tively of the San Diego County Flood Control District Surface runoff is
drained from the site through five tributary watercourses These are Salt
Creek Poggi Canyon Telegraph Canyon Long Canyon and Proctor Valley see
Figure 3 12 In addition approximately 410 acres on the site s eastern margin
are situated on the east facing slope overlooking Otay Lakes and drain directly
into the reservoir through several small canyons The south flowing Salt Creek
and southwest flowing Poggi canyon are tributary to the Otay River located
3 miles south of the site and converge with the river at points downstream
from the Otay Lakes Reservoir Approximately 619 acres of the site drain
directly into San Diego Bay through the City of Chula Vista via Telegraph
Canyon The northwest flowing Long Canyon and Proctor Valley are within
the Sweetwater River watershed These drainageways converge with the
Sweetwater River at a point within the boundaries of the Chula Vista Munici
pal Golf Course All of the stream channels on the site are ephemeral in
nature and contain appreciable amounts of flowing water only during or imme
diately after prolonged or intense rainstorms Small farm reservoirs have been
created on site by construction of earthen dams across stream channels of
Long Canyon Proctor Valley Poggi Canyon and Salt Creek There are no
flood prone areas on the project site although downstream areas of Telegraph
Canyon the Otay River Long Canyon and the Sweetwater River are prone to
flooding HUD 1977

Existing flooding problems in the City of Chula Vista are largely confined to
localized areas in the western sections of the City where roadway culverts
are undersized to convey the larger runoff flows which have resulted from
recent urban development There is a potential for flooding of developed
areas within the floodplains of the Sweetwater and Otay Rivers During the
winter of 1978 a dike had to be built to protect residences and businesses in
the Sweetwater floodplain

As noted previously the project site is in Zones 3 and 4 of the San Diego
County Flood Control District Comprehensive plans for flood control and
drainage have been prepared for both zones under the direction of the Flood
Control District No major facilities exist or are proposed within the site
area Both plans assumed open space agricultural uses in the study area
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Table 3 8 presents the 50 year recurrence peak discharges in the major drain

age ways of the project site under existing and ultimate conditions

A serious flood hazard area in terms of the risk of property damage exists at

the mouth of Long Canyon where the stream flow must pass through a culvert

beneath Bonita Road before converging with the Sweetwater River The maxi

mum capacity of this culvert is too low to convey larger flood discharges in

Long Canyon The existing drainage facilities within the lower reach of Long
Canyon are limited to a concrete channel 8 feet wide and 6 feet deep which

runs along the southwesterly side of Acacia Avenue for a distance of 1200 feet

upstream from Bonita Road The top of the side walls of this channel are

roughly 8 inches above the level of Acacia Avenue and up to 4 feet above the

adjacent residential property along Palm Drive to the southwest Any over

flow of this inadequate channel would cause flooding of the properties to the

southwest at lower elevations Upstream of the concrete channel the existing
natural channel is inadequate to contain larger peak flows Overflows pass

down Palm Drive and the abutting residential property The San Diego County
Flood Control and Water Conservation District is currently working on a proj
ect to alleviate this flood problem Howard 1981 The plan involves

increasing the capacity of the culvert beneath Bonita Road construction of

underground pipes adjacent to the existing channel to help convey upstream
flow to the culvert and construction of an extension of the existing concrete

lined channel for a distance of 1000 feet upstream The improved drainage
facilities would have a capacity equal to the 100 year peak flow and would

cost approximately 400 000 1975 estimates Financing of this project has

been complicated due to the low assessed values of the existing property
within Long Canyon and the largely undeveloped condition of the watershed

Barbour Engineering Company Inc 1975 These drainage improvements in

Long Canyon have been approved as part of the comprehensive flood control

plan for Zone 3 of the County Flood Control District However there is no

plan to implement the improvements in the immediate future due to lack of

available financing Hermes 1981

Northwest of Bonita Road Long Canyon Creek converges with the Sweetwater

River within the boundary of the Chula Vista Municipal Golf Course The golf
course has experienced flooding and sedimentation problems in recent years
A flood and sedimentation control plan for the golf course has been developed
by Boyle Engineering Corporation 1980 The plan proposes construction of a

sedimentation basin across Long Canyon Creek just above its confluence with

the Sweetwater River The basin would serve the purpose of preventing exces

sive silt loads from entering the drainage facility improvements proposed for

the Sweetwater River Channel through the golf course

A minor flood problem occurs along streets crossing Telegraph Canyon Creek

between the eastern limits of Chula Vista and the San Diego Bay for storms

with greater than a 10 year recurrence interval especially at the most east

erly crossings The capacity of most of the culverts at the crossings is approx

imately 1000 cubic feet per second cfs The areas behind each crossing act

as retention basins reducing the peak flow as it progresses toward the Bay
Lawrence et a 1964 recommended that an area along the channel at the

eastern limits of Chula Vista be developed as a retention basin to reduce the

peak flow to the capacity of the existing culverts Additional retention basins
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were also recommended as development proceeded in the Telegraph Canyon
watershed to handle the increased runoff

The U S Army Corps of Engineers is presently working on a project in cooper

ation with the City of Chula Vista to increase the capacity of the Telegraph
Canyon channel between 4th Avenue and Interstate 5 to a capacity equal to

the 100 year flood under ultimate conditions This project is in the prelimin
ary planning stages In addition the City of Chula Vista will probably require
that retention basins be constructed in Telegraph Canyon east of the City
limits for future developments within the watershed Harshman 1981 These

measures if implemented should alleviate the flooding problems in Telegraph
Canyon

An open concrete channel drains the lower reaches of Poggi Canyon through
the residential area immediately north of its junction with the Otay River

The concrete channel and roadway underpasses have design capacity adequate
to contain the 50 year flow under ultimate conditions although retention

basins may be required by the City for future development in upstream areas

of the watershed to insure that peak flows do not increase Harshman 1981

Salt Creek and the area on the eastern margin of the project site adjacent to

Otay Lakes presently contain no drainage facilities other than culverts

beneath Otay Lakes Road and Wueste Road

Proctor Valley contains residentially developed areas only in the lower reaches

near its confluence with the Sweetwater River Flooding problems associated
with drainage facilities occur in this area of the County and in the Chula Vista

Municipal Golf Course

3 18 2 Impacts

With development of the project site for urban land use large areas of land

would be rendered impervious by roads walkways buildings and parking lots

As a result the area in which rainfall can infiltrate into the soil would be

reduced and overland flow would take place readily on the relatively smooth

impermeable surfaces The construction of an urban stormwater drainage sys
tem would concentrate drainage in this portion of the watershed and thereby
reduce the time necessary for runoff to reach major drainage channels The

net results of these changes would be that a higher proportion of rainfall would

be translated into runoff the runoff would occur more quickly and the peak
runoff flow from the site would be larger for a given rainfall intensity than

under the existing agricultural and open space land use Because the project
site soils consist predominantly of expansive clays which have very slow infil

tration rates when thoroughly wetted runoff discharges from the project site

during large magnitude storms 10 year to 50 year recurrence storms can be

expected to increase approximately 15 to 30 percent over 1964 levels Hollis

1975 Barbour Engineering Company Inc 1975 The increases in runoff

would not however be accompanied by increased sediment loads The change
from agriculture to suburban and urban land use would greatly decrease sedi

ment yields Knott 1973 Guy 1975

Since the project site is situated on five different tributary drainage basins

and is positioned in the headwater regions of these basins runoff from the
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project site would not be able to concentrate on the site itself in sufficient
quantities to create a flooding problem onsite if drainage facilities are prop
erly designed However several areas downstream of the site are currentlysubject to moderate flooding problems and the increase in peak discharges of
runoff from the project site could aggravate these problems

Because the project site area represents a very small percentage of the OtayRiver and Sweetwater River watersheds the increase in peak runoff from the
site would represent only an incremental increase to the existing flood dis
charge magnitudes of the major river channels Although the increased runoff
contribution from the site would not significantly increase peak flood dis
charges in the Sweetwater and Otay Rivers the increase could be considered
significant in a cumulative context because the rivers are currently SUbject to
moderate flooding problems There is a greater concern regarding Sweetwater
than Otay due to existing development in the Sweetwater flOOdplain

Development of the area in the northwest corner of the site that drains into
Long Canyon could aggravate the existing drainage problem southeast of
Bonita Road However since the project site is currently used for dry barley
farming development for low density residential land use can be expected to
greatly decrease sediment loads in the existing levels Knott 1973 Guy 1975
The proposed project would not therefore adversely affect the proposed sedi
mentation basins planned to be placed in Long Canyon on the north side as part
of a flooding and sedimentation control project for the Chula Vista MunicipalGolf Course Boyle Engineering 1980

Runoff from the central 640 acres of the site that are drained by Telegraph
Canyon could pose a more significant drainage problem because the project
site would represent a much larger proportion 14 percent of this 4600 acre
watershed Drainage analysis of this Telegraph Canyon watershed assumes
open space or agricultural land use in most of the headwater regions including
the project site Development of the watershed for urban use would result in
an underestimation at selected locations of projected 50 year recurrence peak
discharge as calculated by Fogg 1964 Increases in runoff from the project
site would not significantly impact existing drainage facilities in Poggi Can
yon Salt Creek or on the eastern margins of the site above Otay Lakes
These tributary drainage basins are substantially undeveloped and do not con
tain extensive drainage facilities or development

3 18 3 Mitigation

Without specific development plans no specific measures are presented to
mitigate potential drainage problems associated with urban development of
the site Specific project plans will be subject to review and approval of the

City of Chula Vista Engineering Department and the County of San Diego
Flood Control District At that time the project applicants may be required to
construct retention basins onsite to ensure that peak runoff discharges from
the site following development do not exceed predevelopment levels Pre

liminary plans for the proposed project indicate that man made lakes would be
created onsite by placing small earthen dams across Telegraph Canyon and
Salt Creek These lakes could be designed to be effective flood retention
basins
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The project applicant may also be required to install drainage facilities or pay
for a share of the necessary drainage improvement costs in Long and Tele

graph Canyons downstream from the project site

At the time of preparing more detailed design and engineering plans and prior
to approval of each sectional development plan detailed hydrological analyses
will be conducted to determine the size capacity alignment and design of

any flood control facilities necessary to protect the site from a 50 year storm

flow and to mitigate the downstream impacts of any increased rate of runoff

from the site Mitigation measures proposed by CFHW are included in Vol

ume 2 letter 30 Summary of Mitigation Measures SD 1 through SD 3

3 18 4 Analysis of Significance

Development of the proposed project would increase peak runoff over the cal

culation based on agricultural use of the site This increase could significantly
impact downstream drainage facilities which are currently experiencing
flooding problems The use of retention basins to control peak runoff dis

charge is possible to avoid this significant impact

3 19 MINERAL RESOURCES

There are no known or expected mineral deposits onsite The County of San

Diego s Resource Conservation Element does not show any sand or gravel
deposits onsite However the City of Chula Vista Conservation Element s

Sand and Gravel diagram illustrates areas along Otay Lakes as containing
gravel deposits

Review of existing literature and field reconnaissance of the area by Leighton
and Associates indicates that there are no economically valuable sand or

gravel deposits onsite For further information refer to the Leighton and

Associates letter report of November 10 1980 which is on file with the City
of Chula Vista

3 20 WATER QUALITY

3 20 1 Existing Conditions

There have been no previous studies on water quality characteristics of sur

face runoff or groundwater on the project site However the quality of sur

face runoff is expected to be typical for runoff occurring within an agrarian
and natural grassland landscape The ephemeral streams probably carry high
suspended and dissolved solids load dominated by nutrients derived from crop

fertilizers and livestock grazing Groundwater in marine sedimentary rocks in

the San Diego Region is typically saline in character California Department
of Water Resources 1967 The Otay Lakes Reservoirs are used as storage for

municipal and agricultural water supplies and are owned by the City of San

Diego The reservoir experiences periodic algae blooms as a result of the

combination of high nutrient concentrations derived from both the Colorado

River water and local surface runoff and high water temperatures CPO

1980
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The San Diego Regional Water Quality Control Board RWQCB in its Com
prehensive Water Quality Control Plan Report 1978 Amendments San DiegoBasin 9 identifies existing beneficial uses for inland surface waters within
the entire Lower Sweetwater hydrographic subunit as industrial service supplynon contact water recreation warm freshwater habitat wildlife habitat and
preservation of rare and endangered species The RWQCB identifies the
existing beneficial uses for surface waters of the Otay hydrographic subunit as

agricultural supply noncontact water recreation wildlife habitat and preser
vation of rare and endangered species The Otay Lakes are within the Dulzura
hydrographic subunit

The RWQCB does not list any future potential beneficial uses for the Lower
Sweetwater subunit and lists only industrial service supply as a future poten
tial beneficial use of surface waters within the Otay subunit

The RWQCB identifies existing beneficial uses for groundwater within the
Lower Sweetwater subunit as municipal and domestic supply agricultural sup
ply and industrial service supply The existing beneficial use for groundwater
in the Otay subunit is industrial service supply Municipal and domestic supply
and agricultural supply are also listed as beneficial uses but the RWQCB
points out that the water quality does not meet the criteria for municipal use
agricultural irrigation or livestock watering

Both subunits show a future potential beneficial use for groundwater rechargein the Otay and Sweetwater River valleys

3 20 2 Impacts

Development of the site for urban uses would result in a change in the type of
contaminants contained in surface runoff Concentrations of dissolved solids
such as nutrients and bacteria levels associated with agricultural use would be
expected to be decreased while contaminants such as oil grease and heavy
metals from automotive sources would be greatly increased Sediment loads
of runoff from the site would decrease significantly from existing levels The
impervious surfaces storm drains and planted lawns associated with urban land
use would afford greater soil erosion protection than the bare or partiallyvegetated ground associated with the existing agricultural land use Concen
trations of suspended solids could decrease to less than 5 percent of existinglevels Knott 1973 The project would not affect the proposed sedimentation
basins planned to be placed in Long Canyon on the north side of Bonita Road as

part of a flooding and sedimentation project in the Chula Vista Municipal Golf
Course nor aggravate existing siltation problems in the segment of the Sweet
water River through the Golf Course

Water quality in Sweetwater River Otay River and San Diego Bay would not
be measurably degraded by runoff contaminants from the project site These
water bodies presently receive large quantities of runoff contaminants from
existing urban and agricultural land uses within their watershed area The
contaminants derived from the project site would represent a very small incre
mental contribution to the total contaminant load carried into San Diego Bayfrom the South San Diego County area In addition concentrations of contam
inants such as biostimulants pesticides and bacteria would decrease from
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exist ing levels as a result of the change fro m agricultural to urban lane use

The residential land use proposed for the project site produces relatively low

levels of urban runoff contaminants such as oil grease and heavy metals in

comparison to the higher density urban areas presently existing in downstream

areas

The primary water quality issue of the proposed project involves the possible
discharge of urban runoff contaminants from developed areas on the site s

eastern margin into the Otay Lakes Reservoir Preliminary drainage plans for

the project indicate that storm drainage from urbanized surfaces on the east

ern margin of the site that drain into Otay Lakes would be redirected via

storm drains to a discharge point downstream from the reservoir Such a plan
would effectively mitigate the potential water quality impact on the reservoir

but would require concurrence by landowners affected downstream

The proposed wastewater reclamation program which would entail the use of

treated wastewater for irrigation would not create a significant water quality
impact on the site or in downstream areas with the possible exception of the

slopes along the site s eastern border overlooking the Otay Lakes Reservoirs

Nutrient or bacteria contents in the wastewater not removed by initial treat

ment process would be eliminated by natural absorption and oxidation pro

cesses of the irrigated soil and plants However if heavy rainfalls occur

immediately following irrigation on the site s eastern border some nutrient or

bacteria loads from the wastewater could be washed into the Otay Lakes Res

ervoirs which are used for storage of municipal water supplies This situation

would be unlikely to cause a significant water quality impact because bacterial

loads in the wastewater would be essentially eliminated by chlorine treatment

during primary treatment processes and biostimulant concentrations would be

diluted by the rainwater Biostimulant effects on water quality are also more

important during the dry season when large evaporation losses of reservoir

water greatly increase nutrient concentrations Nevertheless there may be

some restriction placed on irrigation with treated wastewater on the site s

eastern margin by State or County authorities to prevent any possibility of

reservoir contamination

3 20 3 Miti ation

Specific project plans for surface drainage into Otay Lakes and the waste

water reclamation program will be subject to review and approval by the

Regional Water Quality Control Board and the County Health Department At

that time the project applicant may be required to divert all surface runoff

from urban areas away from the reservoir and restrict the use of wastewater

for irrigation on the slopes draining into the reservoir No other impacts were

identified and no additional mitigation is necessary

3 204 Analysis of Signficance

Urbanization of the project site as proposed would not have a significant
impact on water quality If a wastewater reclamation program is developed it

would be subject to approval and monitoring by the RWQCB Disposal of the

treated effluent may be restricted along the eastern margin of the property
which drains into Otay Lakes No significant impact is anticipated
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3 21

3 211

CLIMATE AIR QUALITY

Existing Conditions

Meteorology

The climate and local meteorological conditions at and near the project site
are typical of Mediterranean type climates throughout coastal influenced portions of Southern California The two dominant factors which determine local
conditions are the seasonal positions of the subtropical Pacific High and the
proximity of the site to moderating influences of the Pacific Ocean located
approximately 10 miles to the west

Local climatic conditions are generally characterized by mild moist winters
and warm dry summers Temperature extremes and seasonal variation are
moderated by oceanic influences Annual temperatures range from a dailysummer high average maximum of 80F to a nightly winter low average mini
mum of 40F Only 15 days per year have a high exceeding 89F and fewer
than 8 days have minimums at or below freezing Precipitation averagesapproximately 10 inches annually although there is usually considerable varia
tion from year to year and month to month depending on the position of the
winter maritime Pacific stormtrack Over 90 percent of precipitation occurs
during the rainy season from November to April
Air quality in the area is strongly influenced by the direction and strength of
local winds Although long term wind data is unavailable from the proposedsite recordings taken at Brown Field approximately 5 miles south of the site
provide sufficient information for interpretation Daytime winds generally are
from a westerly direction averaging 6 8 mph In the evening the prevalent
sea breeze is often reversed and a light 2 4 mph average westerly flowingland breeze is established Calms are common at night and during transitional
periods after dusk and before dawn particularly in the summer Thus the
quality of air during the day is usually a function of the incoming air and
associated pollutants carried eastward from the ocean and Chula Vista area
while nighttime air quality is more a function of local emission patterns within
the proposed project area and the degree of air stagnation

Atmospheric inversions also playa major role in air quality conditons Recent
meteorological data recorded at Kearny Mesa 15 miles to the northwest of
EastLake provide typical inversion characteristics for the region Duringcool weather nights calm air near the surface cools by ground contact while
air aloft remains warmer this forms a radiation type inversion which trapslocal low level pollutants and emissions e g vehicular exhausts normallysuch inversions exhibit highly localized concentrations of pollutants and are
quickly dispersed by winds and warming after sunrise About 70 percent of
winter nights in the area have radiation type inversions capable of creatinglocalized pollutant stagnation During warm wea ther months onshore flows of
cooler denser marine air underride the warmer overland air and create
marine subsidence inversions along the coast This type of inversion allows for
good local mixing and upward movement of pollutants near emission sources
but traps and concentrates these materials between the inversion base and topAs this air is carried by sea breezes eastward from the ocean over urbanized
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areas such as ChlJla Vista each emission source adds additional pollutants to

the established inversion layer without dilution from above When strong
sunlight reaches trapped oxides of nitrogen and reactive hydrocarbons the

photochemical smog so typical of Southern Californias summer months is cre

ated These concentrations tend to be further increased by local topographic
conditions such as surrounding mountains which inhibit eastward dispersal
About 75 percent of Warm weather days in the San Diego area experience
marinesubsidence inversions capable of creating unhealthful air quality condi

tions at and around EastLake

Ambient Air Quality

Pollutants traditionally of concern in the San Diego region are ozone nitrogen
oxides carbon monoxide and total suspended particulates Although recent

gains have been made the area still experiences violations of air quality stan

dards for each of the above pollutants

Only limited air quality data exist for the project specific area The closest

monitoring stations to the proposed site are located in Chula Vista and Brown

Field Only 2 years of data mid 1975 mid 1978 exist for the Brown Field

station It should be noted that because the project site is actually some

distance removed from the monitoring stations the actual air quality of the

EastLake site may differ from the points where the data were recorded In

the absence of other data however the values presented in Table 3 9 will be

assumed representative of the project area

A comparison of the recorded concentrations presented in Table 3 9 with the

air quality standards presented in Table 3 10 indicates that the pollutant of

major concern in the area is ozone Violations of the state I hour standard of

10 pphm and the federal I hour standard of 12 pphm have been regularly
recorded at both monitoring stations

In addition to violations of the I hour ozone standard exceedences of the

California I hour standard of 100 IIglm
3 for particulates have been recorded

at both the Chula Vista site in 1977 and 1979 and the Brown Field station in

1976 and 1977 Recorded total suspended particulate concentrations at these

sites have not excceded the federal I hour standard of 260 Ilglm
3 however

The only other violation recorded at either station WaS of the California

I hour standard for nitrogen dioxide The maximum hourly concentration of

26 pphm recorded at Chula Vista in 1977 minimally exceeded the California

standard of 25 pphm

Concentrations of carbon monoxide and sulfur dioxide recorded at both sta

tions have been within state and federal standards for all averaging periods

Regulatory Framework

Regulatory authority for air quality in San Diego County exists at the federal

state and local levels of government Following is a description of each

relevant agency s responsibility and policies in attaining air quality standards
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Table 3 9

AMBIENT AIR QUALITY IN THE EASTLAKE VICINITY

Averaging Brown Field Chula Vbta
Pollutant Period Units 1976 1977 1978 1977 1978 1979

Ozone I hour2 pphm 19 18 17 21 20 22

Nitrogen I hour2 pphm 11 16 11 26 23 19Oxides

Annua12 pphm 2 2 2 3 3 3 4

Sulfur I hour2 pphm 9 7 9Oxides

24 hour3 pphm 0 6 1 6 2 2

Annua12 pphm 0 1 0 2 0 3

Carbon I hour2 ppm 3 3 2 9 8 11Monoxide
8 hour3 ppm 2 2 1 4 6 4 1 4 4

Total 24 hourZ ug m3 127 155 106 97 102Suspended
AnnualZParticu ug m3 57 49 38 58 55 58lates

1 Values are the highest recorded concentratloDS for each pollutant at the givenstations

2 Source SDCAPCD 1977 1978 1979 1980

3 Source CARD 1977 1978 1979 1980

112



Table 3 10

AMBIENT AIR QUALITY STANDARDS
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Feaeral Authority The Environmental Protection Agency EPA

In accordance with the Clean Air Act National Ambient Air Quality Standards
NAAQS were established to protect the public health and welfare The EPA

has developed standards for the six primary pollutants and lead To maintain
these standards the EP A has developed an Emission Offset Policy to allow

development in nonattainment areas and the Prevention of Significant Deteri
oration PSD regulations to ensure that air quality in attainment areas will
remain within the standards These programs apply to major stationary emis
sion sources therefore it is not expected that the PSD of offset policy would

apply to the proposed project However the single most important national
air quality goal is attainment and maintenance of the NAAQS Thus any type
of project which would interfere with the attainment or maintenance of the
standards would be inconsistent with the EPA s primary objective As noted in
Section 3 4 1 San Diego s air quality will be considered in the allocation of
federal funds for expansion of the Point Lorna sewage treatment facility

State Authority Air Resources Board ARB

As is the case with the EPA the primary purpose of the ARB is to ensure that
all areas of California will attain and maintain the federal AAQS by 1987
Documentation of the strategies by which the areas of California will be in
attainment of the NAAQS by 1987 lies in the California State Implementation
Plan SIP The ARB does not however prepare the strategies contained in
the SIP for each area Rather ARB relies on each APCD or Air Quality
Management District AQMD to develop their own strategies and then ARB
compiles each area s plan into one document the SIP Since the tactics con

tained in the SIP for the San Diego area are essentially the San Diego RAQS
with additional material such as manpower requirements budgeting informa

tion etc the following discussion of the consistency inconsistency of the
proposed project with the RAQS is applicable to the policies of the ARB

Regional Authority San Diego Air Pollution Control District APCD and San
Diego Association of Governments SANDAG

The air quality regulatory authority lies jointly with the APCD and with SAN
DAG The APCD is responsible for air pollutant monitoring emissions inven

torying meteorological analyses air quality modeling and investigation
implementation and enforcement of technological controls In addition the
APCD prepares the San Diego County Air Quality Maintenance Plan Nonat
tainment Plan SANDAG comprised of city and county governments is to
ensure that air quality considerations are included in all land use and transpor
tation plans developed by the represented governments and agencies Jointly
the APCD and SANDAG have developed the San Diego County Regional Air

Quality Strategy RAQS 1978 which analyzes regional emissions and air

quality trends and develops specific strategies which would be required in
order to attain and maintain the NAAQS

Many of the tactics contained in the RAQS are technical in nature That is
they regulate the quantity of emissions allowed to certain industries or

require specific controls on sources These tactics would not apply to the
proposed project The regional strategies are however based partially on
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regional growth projections Therefore any growth in the area not foreseen in
the projections would be inconsistent with the County s air quality strategies

The most recent growth projections are contained in the Series V Regional
Growth Forecasts These forecasts are currently being adopted by the city
and regional governments in the San Diego area replacing the Series IVb fore
casts It is the projections contained in the Series IVb forecasts which were

utilized in preparing the RAQS However the Series V projections recently
adopted by the City of Chula Vista forecast less growth for the Chula Vista

Planning Area than did the Series IVb forecasts It has been estimated that
under the new projection the San Diego area may have trouble in attaining the
NAAQS by the compliance date of 1987 set by the Clean Air Act City of
Chula Vista 1980 Therefore any growth in the Chula Vista Planning Area in
excess of that projected by the Series V forecasts even though the growth
may be within the Series IVb projections could create additional difficulties
for attainment of the NAAQS in San Diego County

Regional Air Quality Strategy

There are three tactics in the RAQS which are intended to reduce VMTs tra
veled and the associated vehicular emissions in the San Diego area These
are

Tactic T l Regional Land Use Pattern
Tactic T 2 Maximum Carpool and Vanpools with Incentives and
Tactic T 7 Maximum Bicycle System

The Regional Land Use Plan tactic was developed to ensure that the various
transportation and development plans prepared by local and regional authori
ties would consider the air quality implications associated with each plan
Specifically for the project area the two plans of concern are the growth
forecasts for Chula Vista and the area s transportation plan The project s

potential inconsistency with the growth forecasts and the air quality implica
tions has been discussed in the previous section Therefore this discussion will
focus on the project s consistency inconsistency with the transportation plan
for the area

Two aspects of an area s transportation system are of concern in regards to air

quality These are the conditions and adequacies of the area s circulation
network and the availability of mass transit in the area

Vehicles traveling on uncongested well maintained roads will typically gener
ate a smaller quantity of pollutants than will the same number of vehicles

traveling the same distance on crowded unmaintained streets This is due to
the fact that the average speed of a vehicle on uncongested roadways is higher
than that of a vehicle on streets inadequate to handle the area s circulation
Because a vehicle s efficiency increases with the speed driven up to a certain
point products of incomplete combustion such as hydrocarbons and carbon
monoxide will be emitted in smaller quantities as vehicle speed increases

An alternative to vehicular travel is mass transit In response to the projected
population increase in the South Bay area the Metropolitan Transit Develop
ment Board MTDB has recently lengthened the 1 805 transit corridor south to

1I5



Telegraph Canyon Road Lerner Lam 1981 the major connector road to the
proposed EastLake development It is expected that express service on 1 805
to Telegraph Canyon Road would begin by 1986

Strategy T 2 aimed at expanding ridesharing through carpool vanpool and
buspool incentives would reduce total trip ends and the associated vehicular
emissions Carpool incentives include an easily available matching program
currently supplied by Commuter Computer in the San Diego area and

employer designation of preferential carpool parking areas Vanpools could be
initiated by employer purchase of vans for employee utilization Operating
expenses could either be entirely employee paid or incentives could be offered
through employer subsidies Buspools would operate in the same manner as
vanpools however rather than purchasing the vehicles buses could be char
tered from public or private transit operators As with vanpools employeescould pay all expenses or employers could provide subsidies

The goal of the Maximum Bicycle System is to encourage bicycle travel byimplementing incentives for bicycle use These incentives include the devel
opment of a regional bicycle route system community route networks feeder
systems to public transit employer incentives and bicycle user facilities such
as bicycle parking showers and locker rooms It should be noted tht the Cityof Chula Vista has not adopted implementing ordinances for the provision of
such facilities The development of an alternative mode of travel would
reduce VMTs and the associated vehicular emissions

3 212 Impacts

A complete air quality analysis is included as Appendix B to this report The
full report includes an emissions inventory a discussion of potential short and
long term impacts from project development and suggested mitigation mea
sures The following analysis is a summary of that report

The phases during which potential impacts could occur would be construction
1993 operation of the proposed community 1999 and combined construction operation activities 1996 Table 3 11 summarizes the amount of pollutants generated by the proposed project The largest quantities of pollutantswould occur during the operation phase followed by the combined construc

tion operation period In relation to the other two phases of the projectconstruction activities in 1993 would result in a relatively small amount of
emissions

In all phases carbon monoxide is by far the pollutant emitted in the largestquantities Vehicles are a major source of most pollutants particularly carbon
monoxide The largest portion of sulfur oxides are due to oil fired electrical
generating units Finally fugitive dust emissions during construction due to
grading and earthmoving operations account for the majority of total sus
pended particulates during those phases

Construction Phase 1993

The majority of the air emissions would result from the combustion of diesel
fuel or gasoline in the engines used to power heavy duty equipment and
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workers vehicles There would also be particulate emiSSIOns resulting from
fugitive dust associated with earthmoving and grading operations Some of the
emission sources such as heavy duty construction equipment would be distri
buted over an extended area since development would occur in several loca
tions simultaneously Other emission sources such as workers vehicles would
be spatially distributed over a wide geographical area between the construc
tion site and the residences

As is evident from Table 3 11 carbon monoxide would be the pollutant emitted
in the largest quantities during construction On an hourly and daily basis
carbon monoxide emissions are followed in magnitude by nitrogen oxide and
total hydrocarbon emissions with total suspended particulates and sulfur
oxides occurring in lesser quantities On an annual basis however total sus
pended particulate emissions are second to carbon monoxide in quantities
emitted due largely to fugitive dust which accounts for 97 5 percent of all
annual construction related TSP emissions in 1993

The construction of the proposed project may have a temporary minor impact
on air quality in the immediate vicinity of the project site Impacts will be
due primarily to emissions from the construction equipment Localized partic
ulate matter and nitrogen oxide emissions may result in short term violations
of state and federal primary air quality standards during the construction
period However these impacts because of their temporary and intermittent
nature and the relatively low amounts of reactive emissions are not expected
to be significant In addition the emission sources would not be located at a

single point workers vehicles would travel between the site and their place
of residence and construction activity itself would occur at several locations
within the development simultaneously Thus the magnitude of impacts
should they occur would be lessened due to the distribution of the emission
sources

Operations Phase 1999

Stationary Emission Sources Three major types of activities are expected to
result in the emission of air pollutants associated with the stationary sources
during the operation phase of the proposed EastLake community These are
combustion of natural gas for heating cooking and water heating consump
tion of electricity for heating cooling lighting and other uses and combus
tion of gasoline in private vehicles In addition a number of small miscel
laneous sources such as power lawnmowers or residential fireplaces would
emit a small amount of air pollutants These would however be negligible
The pollutants of concern associated with each activity would vary Nitrogen
oxides NO and to a lesser extent carbon monoxide CO would be the pri
mary pollu ants associated with natural gas combustion Emissions associated
with the consumption of electricity would vary greatly since electricity is
typcially generated throughout an electrical grid network and at any given
time a mix of nuclear gaS fired and oil fired plants may be producing power
Assuming oil fired power generation a conservative asumption since the other
two types of plants generate a smaller quantity of emissions the major pollu
tants emitted would be sulfur oxides SO and NO with total hydrocarbonsx x
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THC co and total suspended particuhte TSP generated in lesser quanti
ties Emissions associated with vehicular use would be largely comprised of
CO with NO and THC also generated in significant amounts Emissions of
SO and TSP ould also occur but in minimal amounts The annual emissions
asslflciated with natural gas and electricity usage by the EastLake community
in 1999 were estimated and are presented in Table 3 11 Sulfur oxides and

nitrogen oxides would be pollutants emitted in the largest quantities

Mobile Emission Sources The quantities of emissions generated by vehicles

are dependent on two factors the number of vehicletrips and the total
vehiclemiles traveled VMT Emissions associated with VMT are the result of
fuel burned in vehicle engines while emissions associated with the number of
vehicle trips are due to vehicle start ups and engine inefficiencies which occur

during the initial phase of a trip The annual emissions associated with project
traffic are presented in Table 3 11 Carbon monoxide would be the pollutant
emitted in the largest quantity followed by nitrogen oxides and hydrocarbons
with total suspended particulates and sulfur oxides occuring in lesser quanti
ties

Short Term Impacts Short term impacts if any would likely result from the

large number of vehicles associated with the project once operational Vehi
cular traffic would be the largest source of all emissions except for sulfur
oxides electrical generation would account for the greatest amount of SO
Vehicles are expected to produce large amounts of carbon monoxide Vehicfis
would also generate a major portion of the nitrogen oxides emitted Based on

the traffic analysis it was projected that the largest volume of hourly traffic
and thus emissions would occur on Otay Lakes Road

Long Term Impacts Project related long term impacts are difficult to assess
since emissions would be from a variety of sources mobile and stationary and
would occur over a wide geographical area For example emissions from
mobile sources would occur throughout the EastLake community as well as

the San Diego Air Basin Furthermore the majority ofstationary source emis
sions would result from the generation of electricity which would be provided
by utilities in the area Emissions associated with electrical usage therefore
would not occur at the EastLake community but would be dispersed throughout
a fairly large electrical grid system On this basis comparison of project
related emissions with regional emissions in San Diego County is appropriate in

assessing impacts

Table 3 12 presents emissions projected to occur in the San Diego Air Basin in
1990 By comparing regional emissions with those resulting from all project
related sources in the peak emission year 1999 it is evident that emissions

from the EastLake community would be relatively small Hydrocarbons and
total suspended partiCUlates resulting from the proposed project would be less
than 10 percent of those which are projected to occur throughout the air
basin Project related nitrogen oxides End carbon monoxide emissions would

be approximately 14 percent of those estimated to occur in the San Diego Air
Basin in the future Adding the estimated concentration increments due to the

proposed project to the existing ambient air quality in the San Diego area it is
not expected that any violations of the state I hour carbon monoxide standard
of 40 ppm or the federal primary I hour standard of 35 ppm would occur
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Concentration increments of NO were predicted to be over 550 Ilg m3 at

10 meters for a worst case situation The highest recorded NO concentration
of 26 pphm at Chula Vista has already exceeded the state I hour AAQS of
25 pphm Thus the predicted N02 levels decrease at distances further than
10 meters away from the road and that the meteorological conditions chosen
were worst case Thus the only major pollutant of concern during operation of
the proposed facilities would be N02 emitted from ligh duty vehicles during
peak hour traffic Residences immediately north of Otay Lakes Road could

potentially be subject to elevated NO levels

Combined Construction Operation Emissions 1996

Construction activity in 1996 is less than occurs in 1993 Slightly more office

space is projected to be developed in 1996 compared to 1993 commercial

buildings will not be constructed in 1996 compared to the development of
50 000 square feet of space on 14 acres in 1993 and industrial building and
associated acreage will be approximately one half in 1996 than would occur in
1993 Residential developments throughout most of the buildout period are

scheduled to remain fairly constant at approximately 750 dwelling units annu

ally The building ofparks and schools is assumed to be much less in 1996 than
that in 1993 since by 1996 the majority of residential commercial industrial
and office development would have already occurred thus reducing the need
for more parks and schools

Table 3 11 summarizes annual emissions associated with construction and

operation of the community Operation related activities would result in con

siderably more emissions than would construction Mobile sources resident s

automobiles would generate higher levels of all pollutants except for sulfur
oxides than would stationary sources associated with natural gas combustion
and the generation of electricity The highest level of sulfur oxides would

result from oil fired plants used for producing electricity The pollutant pro
duced in the largest quantities during construction and operation activities in
1996 would be carbon monoxide whose level is more than 4 1 2 times that of

the second highest pollutant nitrogen oxides

SANDAG has estimated that the two major impacts of the Series V projections
would be increased highway congestion and a general decline in travel mobil

ity These impacts would result both from the projected population increase
and from diminishing roadway improvements due to rising costs of construc

tion and the requirement for a larger percentage of the highway budget to be

spent on maintenance rather than construction of new roads Should the pro

posed project be completed in addition to the growth foreseen for the remain

der of the Chula Vista Planning Area the increased transportation require
ment would cause an increase in vehicular emissions for the Chula Vista area

beyond those foreseen in the RAQS

Based on the ambient air quality trends in the project area and the potential
departure from planned growth levels in the Chula Vista Planning Area which
could result from the proposed development the major air quality concern is

whether the San Diego region can meet the 1987 date for compliance with the
N AAQS if the project is allowed With the addition of emissions from project
related vehicles and energy consumption the strategies developed in the
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RAQS for submittal to the California SIP may not be adequate to reduce
region wide emissions to the levels required to attain the NAAQS Therefore
it would be necessary to mitigate project emissions to the fullest possible
extent

3 213 Mitigation

Emissions of particulate matter fugitive dust during construction may be
greatly alleviated by twice per day sprinkling Motor vehicle use would be the
major cause of air quality impacts resulting from the operation of the pro
posed project Although the following types of measures to reduce vehicular
travel may be beyond the power of the applicant to enforce incentives and
encouragement could result in a significant reduction in emissions from
employee vehicles Potential measures would include

1 car and or van pooling
2 communityoperated commuter buses and
3 phasing of work shifts to minimize peak hour emissions

The MTDB transit corridor would connect to Telegraph Canyon Road and
Chula Vista Transit would be likely to supply service from the EastLake devel
opment to 1 805 if demand is sufficient Public transit can limit the use of
personal vehicles which would otherwise generate a significant quantity of
emissions

Because of the preliminary nature of this project it is difficult to assess the
proposed project s consistency inconsistency with tactic T 2 ridesharing
Incentives for ridesharing may be offered but it is not possible to require
ridesharing Therefore all that can be stated is that the potential for imple
mentation of carpools vanpools or buspools would exist for the proposed com

munity Concentrating industrial and commercial sectors in one general area
provides a central destination around which to arrange carpools vanpools or

buspools Also in the circulation network for the project points where major
arteries and collector roads intersect could be utilized as park and ride sites
for commuters traveling out of the community to work

The proposed biking hiking and equestrian trails link areas within the pro
posed development and implement tactic T 7 The bicycle system should link
up with existing regional bike routes to provide an alternative to the automo
bile for intercommunity travel

It is not expected that stationary source emissions would require mitigation
since the predicted concentration increment would be small However a num
ber of measures do exist to reduce natural gas and electrical consumption
thereby reducing stationary emisions These measures include installation of
water heater and building insulation utilization of solar technologies for
heating and hot water requirements designing of residences and buildings to
maximize the use of sun and shade for heating and cooling see Section 3 4

Energy Supply and Conservation Mitigation measures proposed by CFHW are
included in Volume 2 letter 30 Summary of Mitigation Measures CAQ I
through CAQ 4
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3 21 4 Analysis of Significance

The increase in population resulting from development over that forecast by
Series V represents a significant air quality impact The emissions would have
an incremental cumulative impact in a region which currently exceeds stan
dards Mitigation measures are available to reduce impacts although not to

insignificance

3 22 SOCIOECONOMIC FACTORS

3 22 1 Population

3 22 11 Existing Conditions

The Chula Vista Planning Area is located in the southern portion of the San
Diego metropolitan region This area includes the Chula Vista City bound
aries and the unincorporated territory within the El Rancho del Rey Bonita

Sunnyside and Castle Park Montgomery communities This region has experi
enced a population increase of 2 7 percent from 108 301 in 1978 to 111 290 in
1980 while the population of San Diego County inceased 6 2 percent during
the same time from 1 713 000 to 1 819 292 SANDAG 1980b c Estimated
population for 1985 in San Diego County is 2 082 800 and for the Chula Vista
Planning Area is 135 400 This will be an increase of 14 5 percent and
216 percent respectively

By 1995 County population is expected to grow 35 9 percent from 1980 figures
while Chula Vista population is expected to increase by 64 percent By the
year 2000 Chula Vista s Planning Area population is anticipated to increase by
69 5 percent to 188 700 while San Diego Countys population is estimated to
increase by 45 5 percent to 2 647 000 SANDAG 1980b

At present the Chula Vista s Planning Area contains 6 1 percent of the total
San Diego County population by the year 2000 that percentage will probably
increase to 104 percent

3 22 12 Impacts

The proposed General Development Plan will allow a maximum of 11 800

dwelling units Based on population generation rates of 2 58 persons per unit

approximately 30 445 people will be housed within the project site Since

buildup will occur in three phases population onsite would increase to 10 150
in the first 5 year period to 20 400 within 10 years and finally to 30 445
within 18 years

By 1985 population within the Chula Vista Planning Area CVPA and outside
the city limits is estimated to be 37 904 and by the year 2000 81 008 growth
predictions made by Series V are based on existing growth trends not to exceed
General Plan designations SANDAG 1980b EastLake would constitute
27 percent of this projected population increase in 1985 and 37 percent by the

year 2000
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Under Series V residential growth for the EastLake site has been estimated at
500 dwellings SANDAG 1981 These units could house 1250 people or

roughly 15 percent of the expected population growth in the CVPA by the
year 2000 In contrast to Series V forecasts EastLake would allow an addi
tional 29 195 people or 37 percent of the total 20 year population growth to
live within the project boundaries

If overall population growth projected by Series V remains the same for the
CVPA then the impact from EastLake would be to redistribute 37 percent of
the expected 20 year population growth Redistribution will take place by
reducing or eliminating growth in areas designated for growth by the General
Plan to the specific site If redistribution within the CVPA does not take
place population growth continues as projected and amendments to the Gen
eral Plan are made to allow this project to be developed then a 27 percent
increase in population over Series V forecasts for the CVP A will occur by the
year 2000 If it is assumed that the rate of growth within the County will
remain stable the distribution of planned growth Countywide would be altered
due to project development but total population within the County would not

change

Redistribution or an increase over projected population growth could have
significant impacts associated with the increased growth over current projec
tions including air quality traffic public services and facilities see Sec
tion IV Growth Inducement for further discussion

The applicant has prepared a supplementary discussion of the SANDAG
Series V projections in relation to the proposed project This information is
included in the Final EIR in the comments from Cadillac Fairview Homes
West

3 22 13 Mitigation

To mitigate the impacts to growth management within the Chula Vista Plan

ning Area the project may reduce estimated number of dwelling units
reduce density of dwelling units acre by increasing the acreage of the pro
posed project extend phasing plan beyond the 20 year period so as to meet
possible growth needs beyond 2000 and finally to relocate into an area where
Series V forecasts have projected growth of the type proposed by this project

3 22 2 Housing

3 22 2 1 Existing Conditions

Housing within the Chula Vista Planning Area consisted of 41 686 housing units
as of June 21 1980 SANDAG 1980c Of these single family homes repre
sent roughly 55 percent of all dwelling units within the city and 95 percent
outside the city limits SANDAG 1980b The vacancy rate for dwelling units
within the city is approximately 5 2 percent and outside the city limits is
4 2 percent San Diego County has a higher vacancy rate of 6 8 percent SAN
DAG 1980c A 5 percent rate in generally signifies a shortage of housing
Hudson 1980
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Based an Series V farecasts far the Chula Vista Planning Area between 1980
2000 demand far accupied hausing will increase by appraximately 17 145 units
ar 857 units year within the city and by 15 379 units ar 769 units year autside
the city limits

3 22 2 2 Impacts

The General Develapment Plan allaws far 11 800 dwelling units to be built an

3073 acres aver a 15 18 year periad The develaper has prapased that 10 per
cent af the tatal 11 800 units wauld be pravided as law and moderate incame
hausing The praposed average density range af these units is shawn an Fig
ure 2 5 and can be summarized as fallaws 10 percent in singlefamily
detached units 53 percent in single family attached units and 37 percent in
multi family attached units Based an density same af the units classified as
single family attached may actually be detached resulting in a higher per
centage af detached units and a lawer percentage af single family attached
units Buildup will accur within three phases each representing 5 6 year
increments in develapment Phase 1 represents a buildup af 4060 du an 1190
acres Phase 2 a buildup af 4100 du an 1132 acres and Phase 3 a buildup af
3640 du an 752 acres

Based an Series V farecasts far annual demand in hausing within the Chula
Vista Planning Area and autside the city limits CVPA EastLake wauld cam

prise appraximately 77 percent af the tatal 1990 prajected hausing needs
Within the CVP A the praject site represents raughly 25 percent af the tatal
prajected grawth area far residential develapment

Residential grawth an the praposed site has been estimated at 500 units ar
3 percent af the prajected hausing grawth far the CVPA by 1990 SANDAG
1981 Series V farecasts assumed these 500 units wauld be spaced within a

very law density categary 0 25 du acre In cantrast to Series V farecasts the
praposed General Plan Amendment wauld allaw an additianal 11 300 du ar a
23 fald increase in residential units to be buit within density categaries
between 15 40 duJacre The average density aver the praject site wauld be
6 9 duJacre

If averall growth in hausing develapment prajected by Series V remains the
same far the CVP A then the impact fram EastLake will be to redistribute
74 percent af the expected 20 year grawth in new hausing Redistributian will
take place by reducing ar eliminating grawth fram areas designated far grawth
by the General Plan to the specific site If redistributian daes nat take place
hausing develapment cantinues within the CVPA as prajected and amendments
to the General Plan are made to allaw this praject to be develaped then a
72 percent increase in hausing aver Series V farecasts far the CVPA will
accur

Redistributian ar an increase aver prajected new hausing grawth may repre
sent a substantial adverse impact to grawth management within the CVP A see
Sectian IVan Grawth Inducement far further discussian
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3 22 2 3 Mitigation

Mitigation of adverse impacts to growth management resulting from project
development due to changes in the amount or timing of growth can only be

mitigated through alternative project designs Alternatives are discussed in
Section V of this report

3 22 3 Employment

3 22 3 1 Existing Conditions

Median household income within the Chula Vista Planning Area during 1975
was 12 189 which was roughly 11 percent higher than the County median of

10 982 San Diego County 1976 Table 3 13 shows the primary industries
within the Chula Vista Planning Area and San Diego County Both the County
and Chula Vista Planning Area are heavily dependent on government Within
the Chula Vista Planning area 14 percent of the work force are military per
sonnel which represents the largest single fraction of employment in this area

SANDAG CPO 1976b

Roughly 20 percent of the work force that lives within the Chula Vista Plan

ning Area also works within the area The other major employment centers
are National City Southeast and San Diego Mid City which employ
8 69 percent of the workers that live within the Chula Vista Planning Area
Chula Vista 1975

Unemployment was lower within the Chula Vista Planning Area than it was for
the County of San Diego and 70 percent of the total population was employed
with 56 percent of those employed in non military fields

Assuming population within this area will increase in the year 2000 to 188 700
then the following employment projection can be made Non militaryemploy
ment would increase from 34 409 in 1978 to 57 139 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 Planning Area by the year
2000

It should be noted that these figures are based on SANDAG Series V data and
assume that conditions at that time will remain constant over a 25 year
period Calculations and projections should only be used for general compari
son

3 22 3 2 Impacts

The General Development Plan indicates 208 9 acres of light industry
30 6 acres of office and 28 8 acres of commercial for a total of 268 3 acres

of land uses which will generate employment Light industry generates
25 employees per acre retail uses generate 36 employees per acre and office
generates 55 employees per acre Using these generation rates development
of EastLake as proposed would generate approximately 7942 jobs By 1986
completed development will generate 3144 jobs the remaining 4798 jobs would
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Table 3 13

PERCENT OF WORK FORCE EMPLOYED BY INDUSTRY

Chula Vista
Industry Planning Area San Diego County

Agriculture Fisheries Forestry 6 2 13

Mining and Construction 2 5 4 5

Manufacturing 10 4 7 6

Wholesale or Retail Trade 6 9 6 8

Transportation Communications
Utilities 2 6 3 9

Finance Insurance Real Estate 19 3 2

Services 12 7 17 4

Government 26 8 19 4

Retired 20 5 21 5

Unemployed or Not in Labor Force 9 5 14 4

TOTAL 100 0 100 0

Source SANDAG CPO 1976a b
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be added by 1990 Using the employment projections under existing condi

tions by 1985 civilian jobs within the Chula Vista Planning Area and outside

the city limits CVPA are estimated to be 39 980 and by 1990 44 413 East

Lake would constitute roughly 8 percent of the employment opportunity within

the CVPA by 1986 and 18 percent by 1990 The proposed General Develop
ment Plan allows development that will increase the employment potential of

the specific site This employment opportunity may be considered a beneficial

impact from the project

It should be noted that while employment opportunities would be created by
the proposed development EastLake would not be a self contained community
As discussed under Land Use at least 32 percent of future project residents

would need to travel outside the community for employment Please refer to

Section III A for a further discussion of this issue

3 22 3 3 Mitigation

No mitigation is necessary

3 22 4 Fiscal Analysis

3 22 4 1 Existing Conditions

A fiscal analysis was completed for the proposed EastLake development to

determine the net fiscal effect of the project on the City of Chula Vista in

terms of ongoing operating revenues and expenditures exclusive of capital
improvements It should be noted that this analysis is preliminary in nature

and over the phases of project development 20 years assumptions regarding
revenues and expenditures could vary substantially from this used in the cur

rent analysis The full analysis is included as Appendix D to this report and is

summarized below

The existing operating cost structure of the City of Chula Vista based on the

1980 81 budget was used as a basis for determing the cost implications of

providing City services to the proposed EastLake Planned Community For the

analysis city costs were calculated as average costs including an allocation of

fixed costs at the same rate as is currently observed It should be noted that

theoretical studies have indicated that with increased levels of activity city
budgets frequently increase faster than the levels of activity ie city costs

don talways increase by a direct linear as function to revenues

The total budget of Chula Vista for 1980 81 is 16 884 824 The total direct

costs of providing services including police fire water sewers solid waste

parks and recreation and library was 13 620 435 Total overhead costs to the

City are 3 264 789

3 22 4 2 Impacts

The project will be developed in three phases Each phase will require addi

tional public services which the City of Chula Vista would provide thereby
increasing operating costs Each phase will also provide increased revenue to

the City through increases in assessed property tax sales tax business license
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tax utility users tax franchise tax real property transfer tax and capital
related revenues Refer to Tables 3 14A and 3 14B for the annual revenue

and cost summary At completion of the first phase the project would gener
ate a new surplus revenue to the City of Chula Vista of 123 085 269 342 in
1980 81 prices At the end of the second phase the ongoing excess of revenue
over City costs attributable to the EastLake project is estimated to total

311 964 605 436 per year in 1980 81 prices By the completion of the third

phase revenues to the City are expected to exceed the cost of providing City
services by 195 001 636 834 in 1980 81 prices The variation in revenues is
related to Park and Recreation costs and is dependent on whether operation
and maintenance costs are provided by the City or private sources

Based on this analysis the proposed EastLake Planned Community is estimated
to provide net revenues and thus a beneficial fiscal impact to the City of
Chula Vista However net revenue as stated above may vary in actuality if

costs to the City to provide services increases at a faster rate than currently
observed or if capital improvements must be financed through the City to

provide needed community services

3 22 4 3 Mitigation

No significant impacts were identified thus no mitigation is necessary A
detailed facilities plan to indicate phasing and funding of capital improve
ments should be submitted prior to submission of the first Sectional Area Plan
for EastLake to assure adequate provision of capital improvements Mitiga
tion measures proposed by CFHW are included in Volume 2 letter 30 Sum
mary of Mitigation Measures SF I

3 23 ARCHAEOLOGICAL HISTORICAL RESOURCES

3 23 1 Existin Conditions

Field investigations of the EastLake study area were conducted to relocate
each of the archaeological and historical resources found during a survey com

pleted by Archaeological Planning Collaborative APC during April 1980
APC 1980 and to resurvey selected high potential areas as indicated by

landform High potential areas for this region are generally associated with
knoll tops stream terraces and at bedrock outcroppings APC 1980 WESTEC

1980

Limited subsurface testing and documentation of cultural surface materials

has recently been accomplished by Larry Seeman Associates Inc Douglas
1981 Specifically two test units were excavated at site SDi 7197 Locus B

within the San Diego Gas and Electric SDG E rightof way to assist SDG E

in meeting their obligations to cultural resource sensitivities with regard to
the proposed power transmission project Douglas 1981 1 One additional test
unit was excavated at SDi 7197 Locus D Documentation of surface arti

facts accomplished at all loci of this site did not include collection of the

cultural materials

Field Conditions Virtually all of the study area lies within an agricultural
district of San Diego County and has been under continual cultivation since

approximately 1927 Rush 1965 DiSk harrowing activities over this period of
time have caused substantial surface and subsurface impacts altering much of

Z
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Table 3 14A

ANNUAL REVENUE AND COST SUMMARY

EASTLAilE FISCAL IMPACT ANALYSIS

Revenues

End of
Phase 1

End of
Phase 2

End of
Phase 3

Property Tax

Development of Property
Additional Retail in City

Sales Tax

Business License Tax

Utility Users Tax

Franchise Tax

Real Property Transfer Tax

Per Capita Related Revenue

Total Revenue

Costs

Police Costs

Fire Costs Operating
Public Works Costs

Parks and Recreation Costs

Library Costs

Overhead Costs

Total Costs

Net Revenue

716 186 1 453 477 2 087 708

2 471 6 089 15 515

146 455 286 479 443 208

14 309 34 024 36 255

314 614 674 355 834 125
122 983 263 605 326 059

21 456 42 892 62 965

364 622 731 632 1 101 500

1 703 096 3 492 553 4 907 335

493 117 989 462 1 488 674

249 531 500 697 753 818

217 530 444 728 608 117

48 752 97 824 147 278

119 324 239 428 360 469

305 500 614 978 911 145

1 433 754 2 887 117 4 269 501

269 342 605 436 637 834

Source Alfred Gobar Associates Inc

City of Chula Vista PlaMing Department
Cadillac Fairview Homes West

Numbers revised per CFHW response to Draft EIR

Park and recreation costs reduced to reflect CFHW proposal to privately operate and

maintain all neighborhood parks and recreational amenity areas within EastLake City
costs would be limited to those associated with the potential 30 acre City wide park
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Table 3 14B

ANNUAL REVENUE AND COST SUMMARY
EASTLAKE FISCAL IMPACT ANALYSIS

End of
Phase 1

End of
Phase 2

End of
Phase 3

Revenues

Property Tax

Development of Property
Additional Retail in City

Sales Tax

Business License Tax

Utility Users Tax
Franchise Tax

Real Property Transfer Tax
Per Capita Related Revenue

Total Revenue

Costs

Police Costs
Fire Costs Operating
Public Works Costs

Parks and Recreation Costs

Library Costs
Overhead Costs

Total Costs

Net Revenue

716 186 1 453 477 2 087 708
2 471 6 089 15 515

146 455 286 479 443 208
14 309 34 024 36 255

314 614 674 355 834 125
122 983 263 605 326 059

21 456 42 892 62 965
364 622 731 632 1 101 500

1 703 096 3 492 553 4 907 335

493 117 989 462 1 488 674
249 531 500 697 753 818
217 530 444 728 608 117
195 009 391 296 589 111
119 324 239 428 360 469
305 500 614 978 911 145

1 580 011 3 180 589 4 712 334

123 085 311 964 195 001

Source Alfred Gobar Associates Inc

City of Chula Vista Planning Department
Cadillac Fairview Homes West

Numbers revised per CFHW response to Draft ErR

Park and recreation costs calculated assuming City operation and maintenance of all

parks and recreational amenity areas within EastLake
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the character and integrity of existing cultural resources During the field
investigation most fields had been recently disked with little or no plant
growth In these areas visual inspection conditions were optimal

Heavy vegetation coverage in undisturbed natural areas or in long neglected
fields proved to be a limiting factor for visual inspection in only a few iso

lated areas Such heavy vegetation was encountered on the end of ridges
immediately west of Upper Otay Reservoir and upon knoll tops and ridges
immediately west of Lower Otay Reservoir in the southern portion of the

study area

Vehicle access to the project area was exceptionally good due to the many
public roads ranch maintenance roads and field perimeter roads

Survey Results Results of the survey were positive and in general agreement
with the results of the survey conducted by Archaeological Planning Collabo
rative APC 1980 Three archaeologicalhistorical sites notes by APC were

relocated and reevaluated A reassessment of the 14 isolated archaeological
finds IAFs recorded during the 1980 survey revealed similar artifact occur

rence and distribution although exact relocations were not made in all cases

Site SDi 7197 assessed by APC 1980 and R Franklin 1979 as a lithic scat
ter containing flakes cores choppers a scraper and a mano was verified
Site boundaries as determined by APC 1980 were also in agreement with this

study

Site SDi 7976 recorded by APC as a lithic scatter containing a domed ande
site discoidal scraper a felsite core a basalt biface and two andesite flakes
was relocated but because of dense floral ground cover only one felsite core

of the original inventory was relocated The one relocated artifact was found
at the western edge of a dense stand of anise and seasonal grasses in a

recently disked field Site boundaries as originally recorded could not be con

firmed because of visual limitation but it is likely that the isolate core is

indicative of cultural activities that would have produced additional artifacts

Site SDi 7977 recorded by APC as an area of historic debris was located and
reassessed The site is considered to be an isolated historic refuse dump con

sisting of patinated aqua colored glass fragments and fragments of purple
glass commonly manufactured between the years 1880 and 1914 The refuse
most likely originated from one or several ranch houses that existed in the
area between the 1870 and 1880s According to the April 17 1883 U S Gov
ernment survey map of the region two such houses occurred along the north
ern portion of Section 35 Township 17 South Range 1 West Many other

fragmented historic items were also noted but did not possess specific diag
nostic dating attributes due to fragmentation However the fragments could

generally be placed within the 1880 to 1900 time frame Some of the other
items noted include a thick bottle base with a distinguishing Owens mark
circle from 1903 or later several fragments of white crazed ceramics and

fragments of blue transfer ware and aqua colored designed china It is esti
mated that the china fragments were manufactured near the turn of the

century Similar china types were manufactured by Warwick China Company
around 1884 and other manufacturers of the same period in the United States
and England
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The APC survey of 1980 recorded 14 isolated archaeological finds IAFs
throughout the study area with no apparent localized concentration The
current survey relocated only two of the items described in the APC report
1980 and discovered ten unrecorded IAFs This discrepancy of surveys is

actually minor considering the high degree of ground disturbance caused by
farming equipment change of floral character between the two surveys and
the basic difficulty of relocating a specific artifact which has not been clearly
flagged or exact location described In general a similar number and distri
bution of IAFs was noted during both the original survey by APC and the
current resurvey by WESTEC Services Inc

3 23 2 Impacts

The level of significance associated with the archaeological and historical
resources on the project site is not considered to be high enough to warrant

preservation of the artifacts onsite

As currently proposed the EastLake Planned Residential Community could

have an adverse impact or effect upon two cultural resource sites Landform
alteration construction activities and increased human activity would result in

the destruction or impairment of significant cultural resources at site SDi
7177 a historic 1870 1890 era trash dump at site SDi 7197 a prehistoric
extractive camp or food procurement site and at site SDi 7976 a lithic scat
ter

Loss or destruction of the various isolated prehistoric artifacts that occur

sporadically across the property would not constitute a loss of significant or

unique data

3 23 3 Mitigation

To ensure adequate mitigation of potential adverse impacts to cultural

resource sites a phased data recovery program is recommended for sites SDi

7977 7197 and 7976

Phase 1 The preliminary test and data recovery phase should consist of 1 a

thorough surface collection of all artifacts at each site including transit or

alidade mapping of unique or diagnostic artifacts 2 subsurface excavation of

at least four 1m x 1m test units at SDi 7976 five 1m x 1m test units at SDi

7197 and two 15m x 15m test units at SDi 7977

Phase 2 The necessity for and requirements of a Phase 2 data recovery will

be dependent upon the results of the Phase 1 work If the scientific and
cultural data base is exhausted or adequately sampled during Phase 1 mitiga
tion of impacts may be achieved and there will be no necessity for a Phase 2

program However if the Phase 1 testing reveals substantial and significant
subsurface materials a more exhaustive data recovery program should be
instituted as Phase 2

If Phase 2 is required a thorough and explicit research design should be pre

pared and reviewed prior to initiation of Phase 2 field work The research
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design should clearly state the research goals method and rationale of sam

pling research bias and anticipated contributions to the cultural resource data

base and literature

Phase 1 and Phase 2 if required should result in the preparation of a profes
sionally acceptable data recovery report curation of all recovered artifacts at
a local repository and dissemination of the final report to local institutions and

archaeological historical societies Mitigation measures proposed by CFHW

are included in Volume 2 letter 30 Summary of Mitigation Measures AH 1

and AH 2

3 23 4 Analysis of Significance

Cultural resources located at three sites on the EastLake property should be

mitigated as described above Such mitigation would avoid potential signifi
cant impacts of project development

3 24 PALEONTOLOGICAL RESOURCES

3 24 1 Existinlt Conditions

A search of paleontological records at the San Diego Natural History Museum

revealed that although significant paleontological resources are located
within the nearby Telegraph Canyon drainage no known locales are recorded
within the EastLake project site A review of pertinent literature and com

munications with Mr Robert Chandler of the Natural History Museum indicate
that the Miocene Rosarito Beach Formation which underlies the majority of
the project site possesses a low potential for containing significant fossils
The Rosarito Beach Formation consists of the Sweetwater and Otay Members
the former being comprised of fluvial and lacustrine sediments and the latter

being of volcanic origin There is thus little potential for encountering fossils
in the Otay Member The Sweetwater Member however may contain fossili

ferous strata this formation is found plimarily along the walls of the major
drainages crossing the EastLake property

The Pliocene San Diego Formation is mapped just offsite on the ridgeline
between Telegraph Canyon and Poggi Canyon This formation may be found

capping the mesa surfaces within the extreme southwestern aspect of the proj
ect site in the vicinity of the southwest quarter of Section 3 north of Poggi
Canyon This formation possesses the greatest potential for containing scien

tifically important and significant fossils

Detailed field examination of the specific formations underlying the project
site requires deeper cuts and wider exposures than now exist Additional pale
ontological data may be provided through examination of future soil and geo
technical borings or cut slopes during grading operations

3 24 2 Impacts

Large scale landform alteration and grading may expose and destroy signifi
cant subsurface fossil bearing strata particularly in the southwest quarter of
Section 3 north of Poggi Canyon There is minimal potential for adverse

impacts to significant paleontological resources across the remainder of the

project site
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3 24 3 Mitiltation

To ensure that significant and potentially unique fossils and paleontologicalresources are not destroyed without examination and analysis it is recom
mended that a qualified paleontologist monitor the initial grading activities in
portions of Section 3 and in the Sweetwater Member as it appears in major
drainage walls

The paleontologist should have the authority to temporarily halt grading in and
around exposed areas that contain significant resources If required the con
tractor should cease grading operations for a period of time sufficient to allow
for thorough examination and if necessary removal of fossil resources All
field notes photographs and fossil resources should be deposited at a recognized museum or repository Mitigation measures proposed by CFHW are
included in Volume 2 letter 30 Summary of Mitigation Measures PR l

3 24 4 Analysis of Siltnificance

The potential paleontological resources onsite are considered a significant
resource and mitigation measures discussed above should be implemented to
avoid adverse impacts to those potenital resources

3 25 NOISE

3 25 1 Existinlt Conditions

The project site is situated in an isolated area of predominantly agricultural
land use in which relatively low noise levels prevails The only important noise
source is vehicular traffic along Otay Lakes Road which traverses the center
of the site from east to west and Wueste Road which defines part of the
site s eastern boundary Current average daily traffic volumes on each of
these roadways is less than 2700 The site is not within the flight path of any
local airports and there are no important stationary sources of noise in close
proximity to the site

A traffic noise model was employed to determine existing noise levels and
predict future levels The noise model was developed by Wyle Laboratories
1973 specifically for use in San Diego County and is based on a noise model

developed by the Highway Research Board 1971 1973 and published by the
Federal Highway Administration The noise scale used in the analysis is the
Community Noise Equivalent Level CNEL The CNEL is a 24 hour time
weighted annual average noise level based on the A weighted decibel
A weighting is a frequency correction that correlates overall sound pressure
levels with the frequency of response of the human ear Time weighting
involves the addition of 5 dB to average noise levels Leg occurring between
7 00 p m and 10 00 p m and addition of 10 dB to averHge noise levels L
occurring between 10 00 p m and 7 00 a m These time periods are weigh
to reflect human sensitivity to noise as a function of activity
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

CJ
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requires that interior noise levels in multi family residential living spaces not
exceed a CNEL of 45 dB A The City of Chula Vista also applies this interior
noise standard to single family residential homes Since a typical exterior
wall in a residential wood frame building attenuates exterior noise levels by 15
to 20 dB A the interior noise level standard of 45 dB A CNEL can normally
be attained without special insulation or construction design where exterior
noise levels are below 65 dB A CNEL

Calculated noise levels based on existing traffic volumes on the project site
indicate that presently the 60 dB A CNEL contour line adjacent to Otay
Lakes and Wueste Roads is approximately 50 feet from the roadway The
65 dB A CNEL contour line does not extend beyond the roadway edge

3 25 2 Impacts

Future noise levels in the project site and surrounding areas on existing and
proposed roadways were determined using ultimate traffic volumes projected
for the year 2000 Traffic mixes and time distributions are assumed to be

essentially the same as existing conditions and vehicle speeds mph are
assumed to be 45 on arterial streets 35 on residential streets and 55 on high
ways The distances to the 65 and 60 dB A CNEL contours for each roadway
segment are given in Table 3 15 This table indicates that the proposed proj
ect would result in higher ambient noise levels generated by the increased
vehicular traffic in those areas adjacent to major arterial roadways Areas
exposed to a CNEL of 65 dB A or greater would extend to a maximum of
145 feet from the major roadways For most roadway segments the 65 dB A
CNEL contour would extend less than 100 feet from the roadway Residential
streets would not produce significant noise levels Vehicular noise would be
the only significant source of noise generated by the proposed project There
fore areas outside of the 65 dB A CNEL contour line indicated on Table 3 15
would be compatible with noise exposure standards specified by the City of
Chula Vista s Noise Element Those areas within the 65 dB A CNEL distance
indicated in Table 3 15 would not be compatible residential land use noise
standards but would be compatible with the commercial land use standard of
75 dB A CNEL maximum

Noise generated by construction operations would be a short term effect and
would not create a significant impact due to the lack of sensitive receptors in
the project site vicinity The only noise sensitive receptors would be a mobile
home park adjacent to the project sites western boundary Future residents of
the site could be exposed to increased noise levels due to construction over the
20 year period of project development However this would be a short term
impact and construction noise would be limited to daytime weekday hours

3 25 3 Miti ation

Residential buildings and outdoor living areas outside of the 65 dB A CNEL
contour distances indicated in Table 3 15 would not be exposed to significant
noise levels and would not require any special mitigation measures for noise
attenuation Noise levels within the 65 dB A CNEL distance indicated in
Table 3 15 could be attenuated to acceptable levels by the construction of a
line of sight noise barrier such as an earthen berm or masonry wall along the
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Table 3 15

CNEL NOISE CONTOUR DISTANCES FROM MAJOR ROADWAYS
FOR ULTIMATE TRAFFIC CONDITIONS

Distance to

CNEL Contour
From Centerline

Roadway Segment Ultimate ADT Nearest Lane
65 dBA 60 dBA

TELEGRAPH CANYON ROAD

Buena Vista to Otay Lakes 23 800 110 235
Brandywine to Buena Vista 23 000 107 230
Paseo Del Rey to Brandywine 27 000 120 260
1 5 to Paseo Del Rey 48 000 194 415

EASTERLY OTAY LAKES ROAD

Otay Lakes to Corral Canyon 30 700 145 310
Corral Canyon to Eastlake 28 400 136 295
Eastlake to Proctor Valley 25 100 115 250
Proctor Valley to Route 125 21 350 104 225

SOUTHERLY OTAY LAKES ROAD

Telegraph Canyon to Orange 12 600 72 155
Orange to Route 125 4 500 36 80

OTAY LAKES ROAD

Bonita Road to Paseo Ranchero 26 000 116 255
Paseo Ranchero to East H 16 000 84 180
East H to Telegraph Canyon 24 800 113 295

CORRAL CANYON ROAD

Bonita Road to Blacksmith 8 000 53 115
Blacksmith to East H 18 400 93 200
East H to East Otay Lakes 11 700 68 145

EAST H STREET

1 805 to Otay Lakes 28 000 123 265
Otay Lakes to Corral Canyon 21 800 104 225
Corral Canyon to Eastlake 10 400 63 135
East Lake to Route 125 17 400 90 195
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Table 3 15 Continued

CNEL NOISE CONTOUR DISTANCES FROM MAJOR ROADWAYS

FOR ULTIMATE TRAFFIC CONDITIONS

Distance to
CNEL Contour

From Centerline

Roadway Segment Ultimate ADT Nearest Lane
65 dBA 60 dBA

EASTLAKE PARKWAY

East H to Telegraph Canyon 23 300 108 235

Telegraph Canyon to Orange 22 700 106 230

ROUTE 125

SR 54 to Bonita 53 000 205 440
Bonita to Blacksmith 36 000 158 340
Blacksmith to East H 27 000 132 185
East H to Proctor Valley 16 300 95 250
Proctor Valley to East Otay Lakes 10 700 65 140

East Otay Lakes to Orange 16 700 57 190

Orange to South Otay Lakes 12 000 70 150

ORANGE AVENUE

1 805 to Brandywine 33 000 151 325

Brandywine to Paseo Ladera 18 000 91 195

Paseo Ladera to Otay Lakes 12 800 73 160

Otay Lakes to Eastlake 12 500 72 155
Eastlake to Route 125 17 000 88

PROCTOR VALLEY

Telegraph Canyon to Route 125 12 300 71 150
North of Route 125 7 500 50 110

BLACKSMITH

Corral Canyon to Route 125 15 400 82 175

Offsite roadway segments
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roadway Specific impacts and required mitigation measures should be deter
mined at the time individual portions of the site are developed Mitigation
measures proposed by CFHW are included in Volume 2 letter 30 Summary of
Mitigation Measures N l

3 254 Analysis of SiRllificance

Location of residential or school uses within the 65 dB A CNEL contours as
indicated on Table 3 15 would constitute a signficant adverse impact unless
mitigated by construction techniques barrier walls or other methods Ifno
homes or schools were located within the 65 dB contours no significant
impacts would result
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SECTION IV

GROWTH INDUCING IMPACT OF THE PROPOSED ACTION

The Chula Vista Subregional Area SRA is part of the rapidly growing South Bay area of
San Diego County The SRA grew from a 1970 population of 75 916 to an estimated
85 770 in 1980 San Diego County 1981 The Series V regional growth forecasts pre
pared by the San Diego Association of Governments SANDAG project that the Chula
Vista SRA s population will reach 130 000 by the year 2000 an increase of 52 percent
over 1980 SANDAG 1980

The Chula Vista General Plan 1970 estimates that by 1990 nearly half of the City s

population will be living in new communities located on the mesas and foothills easterly
of Interstate 805 The City is desirous of maintaining control over the pace and quality
of development in order to assure that growth is orderly and meets City standards

Several projects have been proposed in the EastLake vicinity in the easterly portion of
the Chula Vista Planning Area The EI Rancho del Rey Specific Planning Area to the
west of the project site has been approved for development of a mix of residential and
commercial uses on 2272 acres west of the EastLake site within the City Between
EI Rancho del Rey and the EastLake site is the Bonita Long Canyon Specific Planning
Area which will contain residential development The tentative map for the first phase
of this project has been approved The Bonita Long Canyon site is adjacent to a small
portion of the northwestern boundary of the EastLake site and its western side is
contiguous with existing development in the City of Chula Vista A proposal to develop
mixed residential and commercial uses north of EastLake in the area of San Miguel and
Mother Miguel Mountains was rejected by San Diego County several years ago

The EastLake com munity would require facilities improvements and extensions to pro
vide urban levels of service including sewer water schools law enforcement and fire
protection in a currently undeveloped area At present the sparse development in the
project vicinity uses septic systems to dispose of sewage Extensions of sewer lines to
serve EastLake would be required to cross large areas of agricultural undeveloped or

sparsely developed land where no access to municipal sewer systems currently exists
with the exception of the Telegraph Canyon drainage basin Lines to serve the north
west corner of EastLake the Proctor Valley and Long Canyon drainages would have to
extend almost 2 miles to the Sweetwater Valley across largely vacant land If the Long
Canyon line were constructed in cooperation with the Bonita Long Canyon development
it would have a less significant growth inducing impact since it would thereby connect
with existing development A Proctor Valley sewer line however would provide sewer

capacity to an area with no existing sewer facilities and would facilitate growth To
connect the southern drainage basins to existing sewer facilities extensions of 3 miles
and over across agricultural and undeveloped land would be necessary Again these
extensions would provide sewage capacity in areas where none is now available and
would thereby facilitate growth in those areas to the south of EastLake Construction
of a wastewater reclamation plant to handle wastes from the southern portion of the
project is being considered by the developers to avoid the necessity of lengthy sewer

lines built across undeveloped land If the plant were sized to handle only EastLake

sewage it would not be growth inducing to the areas adjacent to the project site If the

plant were sized to handle wastes from other property in the Salt Creek drainage basin
however one obstacle to growth of the adjacent property would be eliminated
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Since the majority of EastLake acreage is located in relative isolation from other urban

development provision of sewer services across offsite areas to reach the project site

would have significant growth inducing effects on surrounding undeveloped land Provi

sion of sewer facilities for EastLake as proposed would allow more rapid growth in

adjacent areas at higher densities than is currently possible

The development plans for the community call for construction of schools and other

public facilities which are not presently available in the project vicinity The presence
of schools urban levels of police and fire protection shopping areas and some employ
ment opportunities could encourage growth of surrounding land by making these facil
ities more convenient than travelling several miles to reach such services closer to

Chula Vista

An extensive circulation system is planned as part of the proposed project The new

roads and improvements to existing roadways needed to mitigate significant traffic

impacts would provide and improve access to many areas onsite and offsite The trans

portation corridor formerly State Route 125 would be a four lane divided road

extending from Route 54 near the Sweetwater Reservoir south through the project site

to Route 117 to connect with the second border crossing It would be constructed in the

present alignment of Proctor Valley Road which currently is a twolane unpaved road

and would provide a major access route through land which is now essentially unde

veloped Orange Avenue and East H Street would be extended to EastLake from the

City and would improve east west travel capabilities through the areas in between

EastLake and Chula Vista This additional access would encourage growth of those

areas which would be crossed by the road improvements

The establishment of an urban community in the midst of an agricultural area would

also encourage growth of the adjacent land In addition approval of the annexation to

Chula Vista could encourage additional requests for annexation by adjacent property
owners This could result in the economic value of the property around EastLake

increasing making it more difficult to retain the land in agricultural use As the City of

Chula Vista continues to grow towards the east the project area will be subjected to

increasing development pressure This can be deduced from the number of projects
proposed and in progress to the west of the EastLake site Approval of the EastLake

project would heighten and hasten development pressure in the vicinity The north

western portion of the project would be the only area contiguous with approved devel

opment The remainder of the site would not be contiguous with existing urbanized
areas but would leave large areas of open space on all sides Extensions of roads and

utili ties would cross undeveloped land and provide services where none now exist This

would facilitate subsequent in filling of these areas

The City of Chula Vista has been developing and refining a growth management plan for
the past several years The plan s intent throughout its many revisions has been to
direct growth in and around the City in an orderly fashion to avoid leapfrog develop
ment to protect and preserve the City s amenities and to guide growth in a general
west to east direction The proposed growth management plan is intended to supple
ment and complement the City s General Plan and provide a more specific approach to

the direction ofgrowth

The EastLake site is in an area designatd by the City s General Plan as Agriculture and

Reserve which is land currently in agricultural use and in reserve for future develop
ment From this designation it can be seen that the City expects this area to grow in
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the future however the General Plan also indicates that public policy regarding road
development utility extensions public services and zoning should be set to support
agriculture in the eastern part of the planning area for the life of the plan through1990 The proposed growth management plan recommends that the City annually studygrowth patterns and needs and establish yearly growth corridors in areas appropriatefor development This policy is intended to promote incremental growth from west to
east but to remain flexible to allow consideration of topographic economic social and
other factors relative to new development when necessary Provision of public facil
ities concurrent with growth is considered an important guide as is the idea of urban
in filling as opposed to leapfrog development Preservation of open space and greenbelts by methods such as dedication of land purchasing of development rights clus
tering and zoning practices is recommended as part of growth management in Chula
Vista

The proposed project incorporates some of these measures for example althoughextensions for services would be lengthly the facilities are planned to be provided
during each phase of development concurrently with need in addition an open spacesystem including pedestrian and bicycle trails connecting various parts of the com

munity is planned However development of the proposed project site would leave
expanses of undeveloped land between EastLake and the boundaries of existing urban
areas where future in filling could occur Instead of orderly growth from the City s
eastern boundary further eastward the proposed project would create a sizable commu
nity in an area at the outskirts of the City Development within EastLake is planned to
be phased over a 20 year period and would generally progress form west to east This
would help to reduce the secondary impacts associated with growth traffic air quality
public services and facilities although not to insignificance

Implementation of the proposed EastLake project would have significant growth
inducing effects on the undeveloped land adjacent to the site Provision of urban levels
of services in this rural agricultural area would allow development at higher densities
than is now possible and higher property values could encourage nearby land owners to
sell their land for development or propose their own plans Although the project incor
porates some elements in accordance with existing and proposed growth management
plans such as phased facilities and open space for the most part the development
would conflict with local and regional goals for directing growth The growth management plans were designed with the intent of managing area growth in an orderly fash
ion development of an urban community in an agricultural area surrounded by open
space would instead induce growth in the surrounding areas
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SECTION V

ALTERNATIVES TO THE PROPOSED ACTION

The proposed General Plan Amendment prezoning to Planned Community and annexa
tion proposals considered in this document for the EastLake project identified three
areas of adverse impacts which cannot be mitigated to insignificance These include
the loss of agriculture resources onsite the premature growth of the area which would
induce growth of the surrounding area and air quality degradation due to population
growth beyond that anticipated in regional forecasts used in air quality planningRAQS Alternatives which would reduce or eliminate these adverse effects are
addressed below

5 1 NO PROJECT

This alternative would entail leaving the property within the jurisdiction of
San Diego County and retaining existing land use designations for the site A
primary beneficial effect of this alternative is that the property s agricultural
resources would be preserved The current agricultural use of the land could
continue however the economics of dry farming barley onsite are not good and
could create a disincentive for continuing present agricultural uses

The potential for future low density development would remain under the
existing land use designations of the County s Otay Subregional Plan How
ever due to the limited availability of services and County policies regarding
growth in this area actual development potential of the site is considered to
be severely limited This alternative would not preclude future development
of the site but would be likely to postpone urbanization in this portion of San
Diego County

The significant growth inducing effects of the proposed project would be
avoided with the no project alternative Much of the growth inducing impact
is created by the project s requirement for major offsite to the west road
improvements Eliminating the need for these improvements would avoid
placing substantial pressure on these other properties to develop prematurely
The no project alternative would assist in implementing regional planning
efforts by directing growth toward areas already designated in various agen
cies general plans for development The principal benefit of this redirected
growth would be avoidance of what would otherwise be a significant air quality
impact and preservation of agricultural resources The property could be
retained as an urban reserve area to be developed when the need for addi
tional growth areas has been established

In addition the potential for adverse impacts associated with the project
would be eliminated These include the loss of agricultural resources discussed
above the change in land use and character of the area to urban development
from the existing rural setting and resultant impacts on traffic circulation
sewage disposal water and energy availability schools police and fire protec
tion air quality water quality topographic alteration geologic hazards
flooding and noise However these impacts with the exception of regional air

l
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quality impacts and loss of agricultural resources have the potential to be

largely mitigated as part of future project development

Implementation of this alternative would eliminate the positive socioeconomic

benefit of provision of housing and increased employment opportunities in this
area

Justification for implementing the No Project alternative is dependent upon
the perceived value of the onsite agricultural resources versus the desire for

an expanded urban area in the City of Chula Vista Mitigation of significant
environmental effects associated with development should be assured prior to

project approval and the decision maker should be aware that some impacts
have serious implications for effects beyond the project site traffic air qual
ity growth water and energy availability

5 2 INTENSIVE AGRICULTURAL USE

Under this alternative the property would be utilized for growing coastal

dependent crops with a higher cash value than the dry farmed barley presently
grown onsite Implementation of this alternative would require that imported
water be used for irrigation water distribution facilities be constructed

onsite and long term availability of water be assured Due to the quantity of
water needed for coastal dependent crops the same as 5 to 6 dwelling units

per acre such a demand for water could have an incremental impact on

regional water availability until long term supply solutions are reached Addi
tional services such as sewer facilities police and fire protection could also be

required due to the increased population that would be working onsite as part
of the farming operations

Intensive agricultural use would likely involve the use of fertilizers and pesti
cides which may have an adverse effect on residents adjacent to the north

western portion of the site In addition plowing activities in the crop areas

would create dust This is not anticipated to have significent impacts but
could be perceived as an annoyance to existing residents when adjacent parcels
were being plowed

Agricultural operations would necessitate an increase in traffic from existing
conditions with the total number of trips dependent on the type of crops and

extent of planted acreage A large portion of this additional traffic would be

trucking operations

Other effects of this alternative would be similar to the No Project Alterna

tive

Although this alternative would be effective in reducing the impacts associ
ated with the proposed project it was not selected by the applicant over the

project proposal The applicant s analysis concluded that retention of the

property for agricultural land would involve continued economic loss rather
than a profitable return on the land
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5 3 REDUCED RESIDENTIAL DENSITY

An alternative development plan which provided for a similar mixture of land
uses as the project proposal residential commerical industrial and open
space but which included a lower overall residential density would reduce
some adverse impacts Urbanization of the site would still eliminate the
onsite agricultural resources and would be an inducement to growth of adja
cent parcels The character of the site would be substantially changed from
the existing uses but would be a less intensive development than that proposed
by the project Development at a lower density with more singlefamily
detached units would more closely resemble the type of residential land use
which currently exists in the City of Chula Vista In addition open space
buffers should be provided for all development areas adjacent to agricultural
areas to minimize conflicts between these two types of land uses

A reduction in total traffic generation would be realized with this alternative

resulting in a lesser contribution to total traffic in the area The precise
location and extent of road improvements needed with a lower density project
would be dependent on the actual number of units and their location onsite
Incremental reductions in demand for water and energy consumption and in
need for community services would also occur Urbanization of the site would
exceed Series V forecasts and thus create an incremental regional air quality
impact However this would be less significant than that of the proposed
project

While this alternative would reduce impacts associated with development of
the site the applicant believes that the market exists for a project as pro
posed and not a lower density project

5 4 DEVELOPMENT IN CONFORMANCE WITH GREENBELT PLAN

C

This alternative would retain the corridors shown for open space on Figure 5 1
with development allowed within the areas indicated This would implement
the preliminary Greenbelt Plan study developed by the Chula Vista Planning
Department It should be noted that this is a preliminary plan and has not
been adopted by the City Council The Greenbelt Plan is designed to preserve
the significant canyons and drainage areas of the eastern Planning Area as
open space allowing future development of the remaining acreage The total
developable acreage for the EastLake project site would total approximately
2019 acres Developable land the greenbelt network and water areas are
indicated on the plan but no land use designations or densities are defined
Conformance with this preliminary study would retain much of the open nature
of the eastern Chula Vista Planning Area while clustering urban development

The primary effect of this alternative would be a different allocation of open
space than is proposed by the applicant Some of the open space corridors
shown on the General Development Plan correspond with the location of

greenbelts shown on Figure 5 1 along Telegraph Canyon Easterly Otay Lakes
Road and adjacent to the Otay Lakes although the size of the open space is
greater on the Greenbelt Plan Development according to this alternative
would also set a precedent for providing greenbelts on adjacent parcels if they
develop with urban uses
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Impacts associated with this alternative would be similar to those related to
urban development of the proposed project However the density and timingof development would affect the specific types and intensity of impacts The
total number of units developed under this alternative would likely be lower
than the proposed project due to the reduced number of developable acres
Thus demands for and need of community services would be reduced and total
traffic generation from the site would decrease Agricultural resources would
still be impacted by this plan although the potential for using the greenbelts
for crops would exist

As in the previous alternative a project with reduced density would not be
considered by the applicant to be responsive to market needs

5 5 PARTIAL DEVELOPMENT OF PROJECT SITE

5 6

c

This alternative would entail clustering development on a smaller portion of
the site with a reduction in density and the opportunity to retain the onsite
agricultural resources Reductions in commercial and industrial acreage would
probably be required in addition to the decrease in residential acreage that
would result under this plan

The preferable location for urban uses would be north of Otay Lakes Road
The decrease in overall project density would reduce total traffic generation
water and energy consumption demand for services and air quality impacts
Retention of a large portion of the site for potential agricultural use could
reduce the adverse impacts on agricultural resources to insignificance Exten
sion of community facilities and urban services would still be necessary to
serve the development

Implementation of this alternative would reduce the adverse impacts associ
ated with the proposed project Howerver the applicant does not consider
agricultural use of the property to be economically viable and therefore has
not selected this alternative

REDESIGN OF THE EASTLAKE DEVELOPMENT PLAN FOR INCREASED
EMPLOYMENT OPPORTUNITIES

A major unmitigated impact of the development plan is its conflict with the
Regional Air Quality Strategies While the conflict cannot be completely mit
igated the magnitude of the impact could be reduced by redesigning the land
use plan to include a greater commercial and industrial component Under the
proposed design EastLake would provide jobs for approximately 68 percent of
the estimated working resident population An alternative development con
cept might call for providing an equal number of employment opportunities
and dwelling units If development of the community were phased in such a
manner that industrial areas and residential areas were constructed together
in equal increments and if the types of industrial office activities were spe
cifically selected to match the socioeconomic composition of the expected
residents more people might elect to live and work in East Lake A substantial
reduction in automobile trip length and perhaps numbers of trips could result
Depending upon the number of persons who chose to both live and work in the
community an incremental reduction in traffic impacts would also be
expected All other impacts would be relatively unchanged by this alternative
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SECTION VI

UNAVOIDABLE SIGNIFICANT ENVIRONMENTAL IMPACTS

The proposed GPA and development according to the General Development Plan will
result in a significant change in the land use and character of the project site Signif
icant impacts which cannot be avoided if the project is implemented are described
below

Agricultural Resources The loss of agricultural resources on the project site is a
permanent and irreversible effect of the proposed development Mitigation of this
impact can only be achieved through implementation of an alternative which would
retain all or a portion of the site in an undeveloped state to allow for continued agricul
tural use of the property

Air Quality Increased density and population associated with the proposed project
would exceed the projections used for RAQS and could adversely affect the attainment
of air quality goals in the San Diego Region Mitigation measures are available to
reduce project generated air pollution but if development is not reduced elsewhere in
the region to offset the project increase the impact cannot be mitigated to insignif
icance

I
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SECTION VII

RELATIONSHIP BETWEEN LOCAL SHORT TERM

USE OF THE ENVIRONMENT AND THE MAINTENANCE

AND ENHANCEMENT OF LONG TERM PRODUCTIVITY

The proposed GP A and future development of the site according to the EastLake Gen

eral Development Plan would change the land use onsite from agriculture and open

space to an urban community development The project as proposed would provide

housing employment shopping educational and recreational opportunities in a region
which is growing rapidly However the onsite agricultural resources would be elimi

nated and replaced with the more intense development associated with residential

commercial and industrial uses The potential for long term public safety problems
related to geologic hazards exists onslte However these will be mitigated to insignifi
cance prior to any future site development

The following discussion is a summary of the project related impacts which are signifi
cant on a cumulative basis ie when combined with other existing approved and rea

sonably forseeable future projects A more detailed impacts analysis for each issue is

included in Section III of the ErR The reader is referred back to the appropriate
subsection for the complete analysis

Agricultural Resources Development of the proposed project would represent an irre

versible loss of land suitable for agricultural uses within the San Diego County region
Previous conversion of agricultural land to urban uses has resulted in a finite quantity
of land remaining in this favorable climatic zone These irreplaceable tracts of land

continue to be proposed for urban development further limiting the available acreage

While not all of the remaining suitable agricultural land in the County is currently being
cultivated the commitment to urban uses is irreversible and incremental reductions in

the resource combine to create cumulatively significant impacts The project as pro

posed would develop substantial acreage of agriculturally suitable land which is con

sidered a significant adverse cumulative impact This impact can be mitigated only
through retention of agricultural resources onsite

Transportation and Circulation The effects of project traffic in combination with

ultimate development of the entire Traffic Study Area as discussed in Section 3 3

were evaluated in the traffic analysis completed for this project The cumulative

impacts were considered in that study and circulation improvements needed to accom

modate total traffic generation were identified The improvements which will be

required as conditions of project development are indicated in Table 3 2A

Sewer Services Cumulative impacts would be associated with the provision of sewer

service through the METRO system Although the City of Chula Vista has some unused

capacity allocation in the METRO system which portions of EastLake will use the Point

Lorna Sewage Treatment Plant is currently operating beyond its design capacity Until

such time as that facility is expanded to adequately treat all the sewage it is con

tracted to handle any development that contributes to sewage flour entering the

METRO system would have a cumulative significant impact
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Water Availability Regional water supply impacts may result from the loss of a portion of California s imported Colorado River water as discussed in Section 3 5 A determination of alternative means of supplyin w ater to southern California has not yetbeen made Any develolment lroposal whIch IS made before the region has identified asolution to the potential shortage will contribute to significant cumulative impacts
Surface Drainage Development of the project site could aggravate existing downstream drainage and flooding problems however prior to approval of sectional areaplans a detailed hydrological analysis will be completed and engineering features willbe incorporated into project design to assure that the volume and rate of runoff doesnot exceed existing predevelopment levels Thus the project will not contribute tocumulative offsite drainage impacts

Air uality The San Diego Air Basin currently exceeds standards and regional airquality strategies RAQS have been developed to meet air quality goals based on projected growth in the region Because the proposed development exceeds the assumptionsused in formulating RAQS and represents an increase beyond planned regional growthproject related emissions would have an incremental cumulative impact on regional airquality

The applicant has prepared the following discussion regarding justification for approvalof the proposed project at this time rather than reserving an option for further alternatives

EastLake is a Planned Community designed to meet the long term housing and employment needs of Chula Vista A Master Plan for EastLake has evolved over a period of2 1 2 years and will provide the basis for all future plans within the area The approvalof the entire General Plan Amendment and planned community zoning at this time willensure the orderly development of the area and the provision of adequate infrastructureand community services

The development of the Planned Corr munity would be phased over an extended period15 25 years within the overall framework established by the Master Plan The Citywill have the opportunity to review each phase as it is submitted to ensure that theneeds of the City are met It is necessary to proceed with the processing and approvalof the planned community at this time to ensure that the first phase of residential andindustrial land will be available for development by late 1984
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SECTION VIII

IRREVERSIBLE ENVIRONMENTAL CHANGES THAT WILL RESULT

FROM THE PROPOSED PROJECT

Agricultural resources on the project site would be impacted by future project develop
ment The existing crops produced onsite are not considered to be highly valuable but

the soils rated for agricultural production would be irreversibly committed to urban

development

Energy and water resources will be committed in site preparation activities grading
construction and as part of future site usage Grading of the site for development
would alter the existing site topography Cultural and paleontological resources onsite

could be adversely affected by future site development However it is assumed that

these resources will be salvaged thereby mitigating this potential loss Ambient noise

levels in the project vicinity will increase due to higher traffic volumes as well as other

noise sources associated with urban activities

C
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SECTION X
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SECTION I

INTRODUCTION

This report has been prepared to evaluate if the Master EIR prepared for the

original EastLake Planned Community proposal is adequate to assess the potential envi
ronmental effects of the revised project proposal

The original project involved a general plan amendment prezone to Planned Com
munity General Development Plan and intended annexation request for the entire
3073 acre project site A Draft EIR was prepared and circulated for public review in
October 1981 Subsequent to public review of the DEIR responses to comments on the

Draft were prepared and a Final EIR was presented to the Chula Vista Planning Com
mission in February 1982

After the Planning Commission s action on the original EastLake proposal the

applicant Cadillac Fairview Homes West revised the general plan amendment and
Planned Community zoning requests dividing the property into two phases EastLake r

and IT The first phase is proposed to be the development area approximately 1260
acres and if approved a request for annexation to the City of Chula Vista would be
made to the Local Agency Formation Commission This area would be prezoned
Planned Community and be developed according to the revised General Development
Plan The second phase area approximately 1800 acres would be designated as a

future development area and is anticipated to be incrementally annexed to the City
and developed through future planning actions This approach will allow urbanization of
the Phase IT area to be developed thereby permitting the City to develop plans for the
entire eastern portion of the planning area prior to commiting to a detailed land use

plan on the Phase II acreage

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 ErR

need be prepared for project changes unless those changes would result in new signifi
cant 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

The proposed project revisions are described in Section 2 of this report along with
a summary of the original project The development allowed for EastLake r by the
Planned Community District Regulations and General Development Plan and that envi
sioned for EastLake IT as specified in the EastLake Policy Plan are very similar to the

original project proposal The most significant difference in the two is the withholding
of a level of approval for the EastLake II area which will permit greater fiexibility in

planning of the eastern Chula Vista Planning Area Specific land use and circulation
system revisions are described in Section 2

The ErR prepared for the original project was designed to serve as a Master ErR

for the entire property and as such addressed the environmental effects of full project
development It should be noted that subsequent environmental review will be required
for both the EastLake I area for Sectional Area Plans Tentative Maps and Precise
Plans and for the EastLake II area for prezoning annexation sectional planning areas

etc These later discretionary actions will provide the opportunity to review more

q
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specific issues associated with development of the community and to refine the neces

sary mitigation measures and conditions of approval for each segment of site develop
ment

The comparison of impacts as determined in the EIR for the original project and
those associated with the revised project is presented for each issue in Section 3 In

summary the Em completed for the original project was determined to provide ade

quate assessment of impacts associated with the revised project No new significant
environmental impacts would occur which were not addressed by the ErR
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SECTION 2

PROJECT DESCRIPTION

The EastLake project site is a 3073 acre unincorporated area within the eastern

portion of the Chula Vista Planning Area A portion of the property is contiguous to the
eastern limits of the Chula Vista corporate boundary and the site itself is bounded on
the east by Upper and Lower Otay Lakes The predominant land use onsite is agricul
ture dry farmed barley The EIR includes a detailed discussion and maps of the proj
ect location and current uses on pages 11 14

SUMMARY OF ORIGINAL PROJECT CHARACTERISTICS

The original project proposal for EastLake was a General Plan Amendment of the
Land Use and Circulation Elements a prezone to Planned Community and adoption of a

General Development Plan and phasing schedule for the entire 3073 acre site It was

intended that if these were approved a request for annexation of the entire area would
be made to the Local Agency Formation Commission LAFCO The originally proposed
General Plan designations and General Development Plan for East Lake are illustrated
and discussed in the EIR on pages 15 22

REVISED PROJECT

The applicant has submitted a revised project to the City of Chula Vista The
General Plan Amendment which is currently proposed would designate the 3073 acre
site as the EastLake Planning Area as shown in Figure 1 This planning area has been
divided into two phases as shown on Figure 2 EastLake I 1267 9 acres is the current
development planning area which will be developed according to the revised Planned
Community District Regulations and General Development Plan for EastLake I The
boundaries of the EastLake Iarea are almost identical to the Phase 1 area discussed in
the EIR This is the only portion of the property proposed to be annexed to the City of
Chula Vista at this time EastLake II 1805 1 acres is the future developlTent area the

development of which is to be guided by the EastLake Policy Plan a supplement to the
Chula Vista General Plan Annexation of the EastLake II area would not be requested
until future planning studies are conducted and specific plans and zoning are considered

The circulation system of the revised plan has been changed from the original
proposal and more closely follows the Circulation Element of the Chula Vista General
Plan Figure 1 shows the major roadway alignments proposed for the revised plan The
major change involves the relocation of the northsouth transportation corridor former
Route 125 from the eastern portion of the 3073 acre site to the western area of the
site The road would leave the property to the north at the same location indicated by
the existing General Plan However the alignment onsite would be changed to travel
more directly northsouth and would leave the southern boundary approximately 1 mile
west of the present General Plan alignment Otay Lakes Road would extend southeast
from Telegraph Canyon Road to intersect the northsouth transportation corridor

Orange Avenue would be slightly modified from the General Plan alignment and would
be located along the southern project boundary then extend northward to meet easterly
Otay Lakes Road East H Street and Telegraph Canyon Road would follow the same

alignments shown by the existing Circulation Element
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EastLake I Under the revised project EastLake I would be developed according
to the General Development Plan shown on Figure 3 This plan provides the same

general mix of land uses proposed by the original plan including a variety of residential

types and densities employment commercial educational and open space uses The

changes in land uses for EastLake I compared with the original Phase 1 plan for this

portion of the site are described below The original plan proposal is shown on Fig
ure 2 5 in the EIR page 18

As noted earlier one of the major changes involves the relocation of the north

south transportation corridor which now extends through the EastLake I area A

146 foot wide rightof way will be reserved to permit future expansion of this roadway
beyond that required for EastLake I traffic The alignment of East H Street in the

northern portion of the property has also been modified from the original project pro

posal

Table 1 presents a comparison of the land uses proposed for the EastLake Irevised

plan and the Phase 1 development of the original plan It should be noted that East

Lake I includes approximately 68 acres more than the original Phase 1 area The addi

tional acreage includes the easternmost Employment Park designation and additional

open space at the southwestern corner of the development area

The acreage allocated for Employment Park uses has been expanded to include the

area northeast of the north south transportation corridor on both sides of EastH Street
This will provide about 145 acres of land within EastLake I for this land use

The total acreage designated for residential uses within the EastLake I area has

been reduced from the previous plan with a corresponding reduction in dwelling units
A total of 3683 units are planned to be developed on 620 7 acres The configuration of
densities has been slightly modified but the net residential density dwelling units per
residential acre for the revised plan is unchanged from the Phase 1 area of the original
plan The gross project density dwelling units per total acreage is only 2 9 units acre

for the revised project rather than 3 4 units acre for the original Phase 1 are

The revised plan has designated a high school site south of Telegraph Canyon Road
in addition to the two elementary schools originally shown in this area Shifting the

high school site from its originally designated location in the eastern part of the plan
ning area is intended to accommodate the EastLake I students and avoid overcrowding
of existing facilities This school is intended to function as a joint junior and senior

high school for the EastLake I area When warranted by future development of East

Lake IT a separate junior high school would be built and the EastLake I site used as a

senior high school only

Other changes of the revised plan include switching the locations of the com

mercial and office uses to opposite sides of the lake adding a park designation at the

north end of the lake and minor revisions in the open space configuration to accom

modate changes in the employment park and residential areas

EastLake IT The EastLake Policy Plan is to be used to guide planning and general
development goals of the EastLake II area It is intended that EastLake IT will be

implemented through the use of comprehensive planning regulations such as a Specific
Plan or Planned Community Zoning No specific land uses have been designated for this

area to permit flexibility in future planning However guidelines for the general types
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Table 1

LAND USE COMPARISON EASTLAKE IAND PHASE 1

OF ORIGINAL PROJECT

Land Use

Residential
1

0 2 du ac

2 4
4 6

6 10

10 15
15 25

25 40

Acres

East Phase

Lake I 1

Projected DUs

East Phase

Lake I 1

127 5 180 191 250

56 9 72 171 220

196 0 216 882 1 230

165 2 140 1 321 1 090

53 4 45 641 500

18 8 22 376 470

2 9 10 101 300

620 7 685 3 683 4 060

5 9 5 9

Subtotal
Net Residential

Density

N on Residential

Employment Park

Office
Commercial
School

Open Space Recreation

Circulation

Subtotal

Project Total

Gross Project Density

145 3 66

19 2 18

15 0 14
59 9 20

301 4
375

2
106 4

647 2 493

1 267 9 1 190

2 9 3 4

Source The Planning Center General Development Plan for EastLake I 6 5 82

Table 2 1 EastLake Planned Community EIR page 22

IThe density ranges listed in this table correspond to the residential categories of the

revised plan The original plan used a slightly different range of units acre They were

0 1 3 3 5 5 9 9 12 12 20 20 30 and 30

2The calculations for Land Uses by phases in the EIR did not include a separate listing
for open space recreation and circulation The 375 acres is a combination of both land

use categories
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and mix of land uses are presented in the Policy Plan The gross density for residential
units is limited to 3 7 units per gross acre for the entire 3073 acre Planning Area
Residential uses for EastLake II are anticipated to have a similar range of housing types
and densities as EastLake I

Non residential land uses for EastLake II are expected to include an additional
75 acres of Employment Park and Office uses a commercial site of approximately
15 acres a 30 acre community park as well as schools open space and park systems a

complex for places of worship a second private lake and other community and support
uses as appropriate Circulation system needs will be determined through subsequent
analysis during the zoning annexation stage of EastLake II

9



SECTION 3

ISSUE ANALYSIS AND COMPARISON

The project site area is identical for the original and revised projects and 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 sum

mary of the impacts identified for the original project followed by a discussion of
revised project impacts

LAND USE

Original Project The Chula Vista General Plan designates the majority of the

site for Agriculture and Reserve with the northwestern portion of the site designated
for Medium Density Residential Uses 4 to 12 du acre The boundaries of these desig
nations are shown on Figure 3 2 of the EIR page 27 The General Plan Amendment

and General Development Plan proposed by the original project would change the per
mitted land uses to an intensive mixed use urban community and would significantly
impact agricultural resources onsite The proposed development would not have any
significant land use compatibility impacts with the existing and planned residential

areas to the northwest or with agricultural land to the north south and southwest

However the type and timing of growth on the agricultural land could be affected The

development planned along the eastern boundary of the site include an open space area

which could serve as a buffer between EastLake and the Otay Lakes reservoirs While

this buffer zone would reduce potentially significant impacts it may not completely
eliminate them The internal site design would not be expected to result in any signif
icant land use impacts However specific project plans should be evaluated to assure

that adjacent uses are compatible with specific emphasis on buffering surrounding land

uses from the proposed high voltage transmission line and the San Diego Aqueduct The

land use mix designated on the original plan would provide opportunities for housing
employment shopping education and recreation within the EastLake community and
would be more self contained than a strictly residential development

Revised Project The revised GPA for the project site and Development Plan for
EastLake I would result in similar changes in land use designations to urban categories
The specific designations of EastLake I would be substantially the same as the original
plan and would provide a mix of uses within this Phase 1 area The EastLake II area

would not have specific land uses designated at this time but would ultimately be

developed at a higher intensity than is shown by the current General Plan The impacts
of the revised project would involve the conversion of agricultural land to urban devel

opment as discussed in the EIR The EastLake Policy Plan includes provisions for mixed
uses Policies A 4 and 5 to encourage selfcontainment of the community Future

planning for EastLake II should include a review of the land use interface within the

project site itself and with surrounding land uses particularly the Otay Lakes area No

new significant land use impacts are anticipated to occur with the revised project which

were not addressed in the EIR

Finding Em Analysis Adequate
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AGRICULTURAL RESOURCES

Original Project The proposed land use designation changes would result in ulti
mate urban development of the EastLake project site which would have a significant
impact on agricultural resources onsite The loss of dry farmed barley production is not
significant but the loss of resources for the potential production of coastal dependent
crops which would require imported water for irrigation would be a significant adverse
impact of project development Mitigation of this impact could only be achieved
through retention of all or part of the resources onsite

Revised Project The proposed project revisions would also allow ultimate con
version of the project site to urban uses and would have the same significant unmiti
gable impact identified in the EIR Withholding development approvals of the East
Lake II area at this time would allow an interim retention of this area for agricultural
uses The Planned Community District Regulations for EastLake I permit agricultural
uses within the open space areas page VID l B 1a However these measures would
not mitigate the impacts to insignificance

Finding EIR Analysis Adequate

TRANSPORTATION AND CmCULATION

Original Project A traffic study was conducted which analyzed local and regionalcirculation impacts associated with the original project This analysis evaluated exist
ing and proposed future roadways within the study area and identified requirements for
street improvements necessary to avoid significant impacts These were based on the

project s proposed revisions to the Circulation Element and cumulative trip generation
from the project and surrounding areas

Revised Project The revised project includes roadway designations which are

similar to those shown by the existing Circulation Element with the exception of the
north south transportation corridor alignment through the southern portion of the prop
erty The EastLake Policy Plan Policy B 1 specifies that EastLake will be developed
consistent with the Circulation Element The Policy Plan Policy B 2 also requires
that a traffic analysis of the Chula Vista sphere east of 1 805 be prepared in conjunc
tion with the zoning annexation stage of EastLake II This analysis is to define internal
and external circulation system needs required improvements and phasing for East
Lake n

The Planned Community District Regulations for EastLake I include Plan Review
Requirements Which specify that a similar traffic analysis be completed for the SPA
plan page IV 7 D 14 This study is to address the Chula Vista sphere east of 1 805
including the specific phase of EastLake I to be developed The required onsite and
offsite improvements would be defined with phasing and financing arrangements
assessed If traffic improvements are provided in conjunction with need no significant
impacts would result Delays in providing necessary improvements could result in sig
nificant traffic impacts Total volumes of traffic generated by project development
would not exceed those discussed in the EIR However the distribution of that traffic
would be modified and specific impacts should be addressed through the planned addi
tional studies There are no physical constraints or other problems which would prohibit
widening of East H Street and Telegraph Canyon Road as planned

Finding EIR Analysis Adequate
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SEWER SERVICES

Original Project Development of the property at the proposed intensity of use

would greatly exceed that anticipated by the current General Plan This project devel

opment would require extensive construction of both on and offsite lines or separate

sewage treatment facilities to handle sewage generation These facility improvements
would have to be phased with development to avoid significant impacts The EIR

identified facilities required for Phase 1 development and associated impacts The area

within the Telegraph Canyon basin has some allotted capacity in the existing trunk

sewer line Because some offsite portions of this basin are not proposed to be devel

oped at this time the City may find it acceptable to pump sewage from the Long
Canyon and Proctor Valley basins into the Telegraph Canyon line on a short term basis

rather than constructing extensive offsite lines to serve the project site Permanent

disposal solutions would be necessary to avoid significant impacts

Revised Project Sewage flows from development according to the revised plan
would be similar to those projected for the original plan since land uses for both are

almost the same All of EastLake I is proposed to be sewered through the METRO

system via the Telegraph Canyon trunk line including pumping of additional sewage
from the Long Canyon and Proctor Valley basins discussed in the EIR Sewage flows

beyond the 0 54 mgd capacity share in this line for the area within the Telegraph Can

yon basin would have to be considered temporary with provisions for permanent dis

posal facilities to be included in planning for each phase of development If adequate
sewage facilities are phased with project development no significant impacts would

result Sewage disposal solutions for the EastLake II area would be evaluated when

future specific planning is provided Additional environmental review at these later

stages of project processing should consider the adequacy of area sewage facilities to

serve the proposed development

Finding EIR Analysis Adequate

BIOLOGICAL RESOURCES

Original Project Biological resources on the project site are limited largely to

the small areas of remaining native vegetation The majority of the natural vegetation
on the project site has been disturbed by past agricultural cultivation Several sensitive

species are located within the areas of native vegetation and some individuals and

small populations would be lost to development The overall loss of open land would

contribute to a cumulative decrease in the available foraging area for raptors How

ever as detailed in the EIR no significant biological impacts would be anticipated from

development as shown on the original plan

Revised Project The revised General Plan Amendment request would not result

in any new significant biological impacts as land uses in the EastLake II area are not

being specifically located Actual impacts associated with sensitive resources in the

Salt Creek drainage and the southeastern panhandle portion of the site would depend
on the ultimate configuration of proposed land uses and would be SUbject to future

environmental review to evaluate land use plans The EastLake Policy Plan contains
several policies regarding the future uses for these areas Policies D 3 5 and 6 includ

ing recreational uses Such uses could conflict with the preservation of sensitive bio

logical resources in these areas and should be evaluated further at the time specific
plans are available
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The East Lake I General Development Plan indicates the retention of open space in
the same general areas as proposed by the original plan These areas would allow
preservation of native vegetation including sensitive species on slopes in the north
western portion of the property shown on Figure 3 13 of the EIR page 81 The

realignment of the northsouth transportation corridor within the EastLake I area may
affect a small portion of Coastal Sage Scrub habitat at the point where it leaves the
site on the north This area includes three sensitive species Ferocactus viridescens
Viguiera laciniata and Salvia munzii and would represent an incremental reduction in

this habitat However due to the limited extent of this habitat onsite and the low
numbers of individuals involved this loss is not considered significant This habitat is

more extensively developed offsite and is known to contain a variety of sensitive plant
and animal species The loss of this offsite habitat could be significant dependent upon
the final location of the rightof way It should be noted that the precise alignment for
this roadway has not yet been determined but the alignment shown by the revised plan
in this area is the same as is indicated on the existing Circulation Element of the
General Plan When the rightof way for the road is being considered additional eval

uation of biological resources both on and offsite should be conducted

Finding Em Analysis Adequate

VISUAL RESOURCES

Original Project Development of the project site according to the land use desig
nations proposed would substantially change the visual character of the site from a

rural agricultural area to an urbanized community While this change in overall visual
characteristics is recognized the level of significance would be dependent upon the

design of individual areas within the community The areas of particular concern in
terms of visual impacts are related to landform modification grading development
within the viewshed of Otay Lakes Park the interface with the planned high voltage
transmission line crossing the site and land adjacent to potential scenic highways
Potential impacts and mitigation measures should be addressed during subsequent envi
ronmental review at the time specific site design is available

Revised Project The General Plan Amendment proposed for the site would per
mit ultimate development of the property with more intense land uses This would
involve the same type of change in visual character for the overall site as was discussed
in the EIR The General Development Plan for EastLake I provides general area desig
nations for land use types and densities although specific visual impacts cannot be
determined at this stage of project design It should be noted that open space areas are

located throughout EastLake I and will serve to buffer the mixed land uses from each
other and provide visual relief from urban development

The EastLake Policy Plan Policy G and the Planned Community District Regula
tions for EastLake I provide for conformance with the Scenic Highways Element which

is to be reviewed at each stage of project development with regard to design siting and

height of structures landscaping signs and utilities In addition the Planned Commun

ity District Regulations include grading standards page V B E 2 and 3 which specify a

variety of measures to maintain the existing landform characteristics to the extent

possible and minimize potential visual impacts Further environmental review during
subsequent project development actions will permit additional analysis of any sitespe

cific visual impacts

Finding EIR Analysis Adequate
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WATER AVAILABILITY

Original Project Water supply to the project site would require the construction
of a new water system for delivery The demand for water to serve project develop
ment would be considerably higher than for the lower density development shown on the

current General Plan The Otay Water District and the San Diego County Water

Authority who would provide water for the site have expressed an ability to serve such
development However the project would contribute to demands for water which is

limited in terms of regional supply This project itself would not cause available sup
plies to be exceeded but would represent part of a potentially significant cumulative

impact Any conservation measures and use of reclaimed water for irrigation could

help to minimize water supply impacts

Revised Project The demand for water associated with revised project develop
ment would not be greater than that considered in the EIR since the proposed land uses

and maximum permitted densities would be very similar The EastLake IT area would
not be proposed for developemnt at this time and demand for water from this portion
of the site could be delayed An assessment of water availability should be made at the
time zoning annexation requests are made Conservation measures should be incorpor
ated into the project wherever possible and future use of reclaimed water for irrigation
considered as an option to reduce water demands Use of these measures throughout
the community would limit water impacts but would not mitigate regional cumulative
impacts to a level of insignificance

Finding EIR Analysis Adequate

SCHOOLS

Original Project The EIR identified a need for additional elementary junior and
senior high schools onsite based on current student generation rates per unit Schools
within the Chula Vista City School District and Sweetwater Union High School District
are currently close to or over capacity and additional schools would be necessary to
serve future project residents to avoid significant impacts

Revised EIR Ultimate requirements for schools on the project site will vary
depending upon the type and timing of development 1he applicant has been working
with the school districts and a need for two elementary and one combined junior senior
high school for EastLake I has been tentatively identified These are indicated on the
General Development Plan and should be constructed in conjunction with need to avoid
significant impacts The junior senior high school is planned to be converted to a senior
high school only at the time future development within the EastLake IT area requires a

separate junior high The Planned Community District Itegulations for EastLake I
page V 2 B 5 require that a preliminary Master Plan for School Facilities be sub
mitted prior to or concurrent with approval of the SPA plan The developer and the
school districts are to develop this Plan together and project approval would be depen
dent on the assurance that school facilities needed to serve the proposed development
would be available when needed Similar plans should be required for EastLake IT as
future planning studies proceed

Finding EIR Analysis Adequate
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POLICE PROTECTION

Original Project Development of the project site would create an increased
demand for police protection services and initial emergency response time within East
Lake would be below the preferred response time of 4 minutes However the addition
of police staff and equipment to meet the demands of new development would mitigate
this short term impact to significance

Revised Project Urbanization of the project site would result in similar impacts
to police proteciton for both the original and revised projects The short term impact
resulting from slower response times would remain until additional staff and equipemnt
are provided

Finding EIR Analysis Adequate

FIRE PROTECTION

Original Project Development of the property as proposed was identified as

having a significant impact on fire protection services initially due to the longer
response time required to serve the site from existing facilities A new station was
considered necessary during the first phase of development with a potential need for a

second station at ultimate buildout Project development would also require provision
of new apparatus and equipment and construction of a water supply system adequate to
deliver the required now for fire protection purposes

Revised Project Impacts of the revised project would be the same as those
identified in the EIR A fire station location has been identified on the EastLake I
General Development Plan In addition the Planned Community District Regulations
for EastLake I page IV 6 D 12 13 require that a public facilities plan be submitted to
address methods and sources of financing for public facilities including a phasing
schedule for capital improvement program elements and public facilities and an imple
mentation plan be submitted to insure that necessary public facilities can be imple
mented when needed to serve the proposed development

Finding EIR Analysis Adequate

ENERGY SUPPLY AND CONSERVATION

Original Project The project would require energy facilities to be extended to
serve the development and would result in an incremental increase in demand for

energy However no unique or unusual demands for energy are expected from project
development in this area because of the mixture of land uses which would help to
reduce future residents travel distances Conservation measures being considered for
the development would further reduce energy demand and consumption

Revised Project Development according to the revised project would not have

any significant energy related impacts although an incremental increase in demand
would still occur Conservation measures are not specified in the EastLake Policy Plan
or Planned Community District Regulations but should be considered during future
environmental review to minimize total energy consumption

Finding EIR Analysis Adequate

O
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PARKS AND RECREATIONAL FACILITIES

Original Project The original General Development Plan for EastLake identified
adequate open space and park areas to serve future project residents including one park
site within the first phase No adverse impacts were identified

Revised Project The General Development Plan for EastLake I indicates three

park sites as well as open space corridors throughout the area The Planned Commu
nity District Regulations page IV 5 D 71 and the EastLake Policy Plan Policy D 4

require that plans be prepared for recreation and open space which define specific
provisions for pUblic and private recreation and open space The Policy Plan also

specifies Policy D 5 that a 3D acre community park be located within EastLake II No

significant park impacts would be associated with development of the revised project

Finding Em Analysis Adequate

LIBRARY SERVICES

Original Project The distance of the project site from the single central library
in the Civic Center and the size of the proposed community combine to create a

potentially significant impact Measures available to mitigate this impact to insignif
icance include provision of a temporary storefront library funding for books and staff
and dedication of a permanent branch library site

Revised Project Revised project development would have impacts as discussed in
the EIR A library site has been identified on the General Development Plan for East
Lake I and specific requirements would be addressed in the Public Facilities and Imple
mentation Plans required by the Planned Community District Regulations for East
Lake I

Finding Em Analysis Adequate

OTHER UTILITIES AND SERVICES

No significant impacts would be associated with the incremental increase in use
and demand from development of the original or revised projects for solid waste dis

posal telephone services places of worship hospital or paramedic services

Finding EIR Analysis Adequate

GEOLOGY

Original Project Potential geologic hazards on the project site include several

possible minor landslide areas and seismic activity associated with faulting Potential
impacts associated with slope instability can be mitigated through remedial grading or

buttressing and stabilizing the landslides Potential seismic activity would be no

greater at the site than elsewhere in southern California and construction of structures
in conformance with the Uniform Building Code would minimize the effects of earth

quake shaking A detailed geologic investigation would be required prior to final proj
ect design to provide grading foundation and construction recommendations and avoid

any adverse geologic impacts
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Revised Project Under the revised project the site would be developed with
urban uses similar to those proposed under the original plan Potential geologic impacts
would be the same as identified in the ErR The Planned Community District Regula
tions for EastLake I page V I B 1 and the EastLake Policy Plan Policy E require
that detailed geologic investigation reports be prepared by a registered engineering
geologist to determine if geologic hazards exist A geologic hazard avoidance program
is to be included for future specific plans to assure that any significant impacts are

fully mitigated

Finding ErR Analysis Adequate

SOILS

Original Project The majority of the project site contains soils which are highly
expansive and unsuitable for foundation support These unstable soils can be easily
removed and replaced with compacted fill and do not represent a significant constraint
to development Potential impacts associated with these unstable soils can be miti
gated to insignificance by following the recommendations of an engineering geologist

Revised Project Development of the site according to the revised plan would

involve the same soils constraints discussed in the EIR Recommendations of an engi
neering geologist should be followed to avoid potentially significant impacts associated
with unstable soil conditions onsite

Finding EIR Analysis Adequate

GROUNDWATER

There are no substantial quantities of groundwater existing beneath the project
site Development under either the original or revised plans would not have any signifi
cant impacts associated with local or regional groundwater conditions in the project
vicinity

Finding EIR Analysis Adequate

SURFACE DRAINAGE

Original Project Urban development of the project site would create large areas

of impermeable surfaces which would result in runoff occurring more quickly and the

peak runoff flow from the site would be larger than for the existing agricultural and

open space areas However sediment loads of the runoff would be substantially
decreased with urbanization The project site is located in the headwater regions of
five tributary drainage basins and no onsite flooding problems would result with ade
quate drainage facilities However increases in peak discharges of runoff from the

project site could aggravate existing flooding problems in areas downstream from the
site Downstream drainage facilities could be significantly impacted by the projected
increase in runoff This impact could be avoided through the use of flood control

facilities such as retention basins necessary to mitigate any downstream impacts
Further analysis should be conducted at the time specific development plans are avail
able

i1
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Revised Project Potential cumulative drainage impacts on areas downstream of
the project site would be associated with the creation of impermeable surfaces such as

those which would be created with urbanization of the site Thus the revised project
would have similar effects as those identified in the EIR Detailed hydrological analy
ses should be conducted when design and engineering plans are available with specific
recommendations for flood control facilities If runoff from the project site does not

exceed pre development levels no significant impacts would result

Findilllt EIR Analysis Adequate

MINERAL RESOURCES

There are no known or expected mineral deposits onsite No adverse impacts
would be associated with either the original or revised projects

Findilllt EIR Analysis Adequate

WATER QUALITY

Original Project Development of the project site with urban uses would result in

a change in the type of contaminants contained in surface runoff and would decrease

sediment loads of runoff as agricultural uses are replaced with urban development
These changes would not have significant water quality impacts with the possible
exception of urban area runoff into the Otay Lakes The wastewater reclamation pro
gram considered for the property would be SUbject to approval and monitoring by the

Regional Water Quality Control Board and no significant impacts are anticipated
Restrictions on disposal of the treated effluent on land which drains into the Otay
Lakes could be implemented by the RWQCB if necessary In addition surface runoff
from urban areas may need to be redirected from the Otay Lakes to avoid potential
impacts

Revised Project Urbanization of the project site according to the revised plans
would have similar water quality effects as addressed in the EIR The EastLake Policy
Plan Policy D 2 specifies that the water quality of Upper and Lower Otay reservoirs is

to be protected from urban runoff through the use of open space and runoff diversions
for areas along the eastern portion of the property draining into the reservoirs Imple
mentation of this policy would avoid potentially significant water quality impacts It

should be noted that a water reclamation program is not proposed as part of the revised

project If onsite water reclamation is included as part of later planning proposals
subsequent environmental review would be required to address potential impacts of the

program

Findilllt EIR Analysis Adequate

AIR QUALITY

Oriltinal Project The proposed development of the EastLake property would
represent a significant increase in growth beyond that prOjected for the area in the

Series V forecasts with a resultant increase in pollutant emissions from both mobile
and stationary sources Because the Regional Air Quality Strategies for attaining air

quality goals are based on these forecasts development beyond anticipated growth
represents a significant cumulative impact to air quality in a region which currently
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exceeds standards Mitigation measures are available to reduce project related emis
sions but cannot mitigate the impact to insignificance

Revised Project Air quality impacts associated with the revised project would be

cumulatively significant and unmitigable as addressed in the EIR Ultimate develop
ment of the project site as proposed for EastLake I and planned for EastLake II would
exceed the Series V estimates and result in cumulative regional air quality impacts
Development of the site as a mixed use community will help to minimize vehicle miles

traveled thereby reducing mobile emissions Other specific mitigation measures avail
able to reduce project related emissions discussed in the EIR can be implemented
during future site planning for the project site

Findilllt EIR Analysis Adequate

SOCIOECONOMIC FACTORS

Original Project

Population The population estimated for development of the project site was

estimated to be 10 150 for the Phase 1 area and 30 445 for ultimate development
These population levels would exceed Series V estimates for the project site The
increase in resident population is not itself a significant impact but could have sec

ondary impacts related to growth inducement This is assessed further under the
Growth Inducement section

HousinlThe original project proposal involves the development of a variety of

housing types and densities throughout the site In addition 10 percent of the total
11 800 projected units would be provided as low and moderateincome housing
Phase 1 development was anticipated to include 4060 dwelling units Secondary impacts
associated with growth levels beyond those anticipated by Series V projections are dis
cussed under Growth Inducement

Employment The original development plan included the provision for approxi
mately 268 acres of land uses which would provide employment opportunities for an

estimated total of 7942 jobs Completion of Phase 1 development was expected to

generate 3144 jobs While East Lake development would not be a fully self contained

community the provision of employment opportunities onsite would help to maximize
the number of persons working and living within the EastLake community

Fiscal Analysis The analysis of fiscal impact from development of the original
project was calculated for the end of each of the three phases proposed The project
was determined to result in net revenues to the City exclusive of capital improvement
costs which were to be paid by the developer No significant impacts were identified

Revised Project

Population Based on the revised Development Plan for EastLake I the total
onsite population for this phase is estimated to be 9503 persons or 647 less than antici

pated under the original plan The maximum allowable density of 3 7 units acre for the
entire EastLake community as specified in the EastLake Policy Plan would be equiva
lent to that proposed by the original project and considered in the EIR Thus the

population impacts assessed in the EIR which were based on estimated persons per

dwelling unit would be substantially the same for the revised project

b
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Housir The revised project proposal would provide for development of 3683

dwelling units as part of EastLake I which is 377 units less than anticipated under
Phase 1 of the original project Ultimate development allowed for the entire com

munity by the EastLake Policy Plan 3 7 units acre would not exceed that considered in
the EIR and no new significant housingrelated impacts would be associated with the
revised project Both the Planned Community District Regulations for EastLake I

page VI 8 H and the EastLake Policy Plan Policy C provide for 10 percent of the
total permitted dwellings on the property to be developed as affordable housing
thereby retaining this provision of the original project

Employment The revised plan for EastLake I includes an expanded employment
park with a total of approximately 180 acres of land designated for uses which would
generate employment industrial office and commercial An estimated 5228 jobs
would be provided onsite by EastLake I development This is approximately 2084 more

jobs than the Phase 1 development of the original project and would provide a greater
number of jobs per population The EastLake Policy Plan Policy A 5 a provides for
expanded employment office park uses 75 acres and a second commercial site
15 acres These additional areas would result in approximately the same estimated
total employment generation addressed in the original EIR Ultimate development
under the revised plan would thus provide a similar number of jobs per population for
the entire EastLake area as specified in the EIR

Fiscal Analysis The Planned Community District Regulations for EastLake I

page IV 6 D 12 requires that a public facilities plan be submitted in conjunction with
Sectional Development Plans This will address the methods and sources of financing
for pUblic facilities required to support the phased development of the General Devel
opment Plan and a development phasing plan to identify capital improvement program
elements and schedules for implementation of public facilities needed to support devel

opment of the sectional development plan The applicant has prepared a revised analy
sis of cost revenue based on the revised project which indicates that EastLake I will

provide a net fiscal benefit to the City of Chula Vista

Finding Em Analysis Adequate

ARCHAEOLOGICAL HISTORICAL RESOURCES

Original Project Cultural resources on the EastLake property include two prehis
toric and one historic site locations Ultimate development of the property could

adversely impact these resources A mitigation program involving testing and data

recovery prior to site disturbance would avoid potentially significant impacts of project
development Loss or destruction of the isolated prehistoric artifacts scattered across
the property would not be a significant impact

Revised Project 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 Planned Community District Regulations for East
Lake Iprovide for an archaeologic study area page V I B 2 This would require that
a report be submitted by a qualified archaeologist with Sectional Development Plans to
indicate the significance of each archaeological area and appropriate measures for mit
igation Such measures could be made conditions of project approval and would miti

gate potential impacts to insignificance

Finding EIR Analysis Adequate
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PALEONTOLOGICAL RESOURCES

Or inal Project There is a potential for paleontological resources to be present
in the extreme southwestern portion of the project site within the Pliocene San Diego
Formation and low potential within the Sweetwater Member of the Rosarito Beach
Formation in major drainages across the site Larg cale grading operations could

adversely impact any resources which may be present in these areas Measures are

available to mitigate potential impacts including presence of a qualified paleontologist
during grading activities with the authority to temporarily halt or divert grading for
areas found to contain significant paleontological resources

Revised Project Grading of the areas identified in the EIR could adversely
impact paleontological resources Such impacts would be the same as discussed in the
EIR as would the available mitigation measures The Planned Community District

Regulations for EastLake I include a provision that requires a qualified paleontologist to
be present during grading operations on Sweetwater Member soils in this development
area page m 4 B 20 This measure will mitigate impacts from Phase 1 development
to insignificance A similar requirement will be made during subsequent planning
actions on the EastLake II portion of the property

Findilllt EIR Analysis Adequate

NOISE

Original Project Ambient noise levels in the project vicinity would increase over

the existing low levels as a result of urban development of the property For most of
the site these levels would not be high enough to cause significant adverse impacts
Future noise levels adjacent to major roadways were determined using ultimate traffic
volumes Residential buildings and outdoor living areas located outside the 65 dB A

CNEL contour distances from major roadways would not be exposed to significant noise
levels Mitigation measures are available to attenuate noise levels for such uses
located within the 65 dB A CNEL contours Specific impacts and required mitigation
measures were to be determined at the time specific site plans were developed Con
struction related noise levels would not result in significant impacts

Revised Project The alignments of major roadways through the project area have
been changed in the revised plan Future traffic studies will determine the future
projected roadway volumes from which noise level calculations can be made Signifi
cant adverse noise impacts would not result from the revised plan if no residences are

located within the 65 dB contours The Planned Community District Regulations for
EastLake I page IV 7 D 15 and the EastLake Policy Plan for EastLake II Policy F
would require that an acoustical analysis consistent with City wide practices be pre

pared using ultimate traffic volumes to delineate the 65 dB A CNEL contours within
the EastLake I SPA and EastLake II area No residences are to be located within this
contour unless otherwise specifically exempted These measures will assure that no

significant noise impacts will be associated with the revised project

Finding ElR Analysis Adequate

iA
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GROWTH INDUCEMENT

Original proiect Implementation of the proposed project would have significant
growth inducing e fects on the adjacent undeveloped land The project would introduce
intense urban developemnt into a currently rural setting and would involve the exten
sion of roads sewage facilities and community services Although the project incorpor
ates some elements in accordance with existing and proposed growth management
plans such as phased facilities and open space the development would conflict with
most local and regional goals for directing growth

Revised Project While the revised project proposal would have some growth
inducing effects due to the expansion of an urban area into a currently rural setting
the revised General Plan Amendment request preseves flexibility in terms of the major
ity of the eastern part of the Chula Vista Planning Area The revised request will allow
the eastern area to be studied as a whole with flexibility in designating future land use

types and densities as well as the timing of that future development While the revised
project does not preclude growth inducement annexation and development of the East
Lake II area is not proposed at this time and there is a mechanism for controlling
growth in this area

Finding EIR Analysis Adequate
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SECTION 4

CERTIFICATION OF ACCURACY

This Environmental Impact Report Review was prepared by WESTEC Services
Inc of San Diego California I 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 concernilli the potentially significant environmental effects of the revised
project have been included and fully evaluated

O ZJm
07

Ann M Nussbaum
Project Manager
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PREFACE

This three volume document comprises the Final EIR for the General Plan Amendment

prezoning and General Development Plan and annexation for the Planned Community
of EastLake A Notice of Preparation was circulated in January 1981 and an Environ
mental Constraints Inventory was prepared for the project site Subsequently a Draft
EIR was completed for the proposed project and circulated for public review The

Draft EIR text was revised in several areas to address concerns raised during the public
review period The revised EIR text comprises Volume 1 of the Final EIR Volume 2
contains the comments received on the Draft EIR and the responses to those comments
Volume 3 contains the technical appendices to the EIR including a supplemental traffic

analysis completed during the public review period Additional information regarding
the project including an Environmental Data Base White papers and other technical

reports prepared by the applicant are available for review at the City of Chula Vista

Planning Department
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TABLE 2

Peak period averas daily conlumptive u e rate up related to

ntinaated actual monthly use u

Ne CQlDPuted Peak Monthly Consumptive U Rate 1 1 n Inch11
Irrijltton
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I 4 D 4 5 0 5 5 6 D 6 5 I D 15 8 D 8 5 9 D 9 5 10 0 10 5 110 11 5 12 0

lRehu Peak Period DaUy U Rate up tn Inches per Day

ID 15 18 2li 22 24 26 28 31 33 35 31 4D 42 44 4 49 51
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EXCERPT FROM SANOAG
FINAL SERIES V

REgIONAL DEVELOPMENT FORECASTS

1978 2000

CITY CHULA VISTA

TOTAL POPULATION
HOUSEHOLD POPULATION
QROUP QUARTERS POPULATION

OCCUPIED HOUSINg UNITS

SINGLE FAMILY UNITe

MULTIPLE FAMILY UNITS

PERCENT BINgLE FAMILY

HOUSEHOLD SIZE

TOTAL CIVILIAN EMPLOYMENT

BASIC EMPLOYMENT
LOCAL SERVING EMPLOYMENT

TOTAL ACREAGE
TOTAL DEVELOPED ACREAGE

RESIDENTIAL ACREAGE
BASIC ACREAGE

LOCAL SERVING ACREAGE

VACANT ACREAGE
DEVELOPABLE
UNUSABLE

GROSS RESIDENTIAL DENSITY

GROSS EMPLOYMENT DENSITY

1978

78446

77700
746

28541
18730
9811

65 b

2 7

27437

8292
l H45

11279
734

5102

1184

333
2861

1064

6

18 6

1985

9 02B2

8S99t
1281

33438

19892
13 4b

9 5

Z 7

31092
9041

22051

11278
8423

5968
361

1487

285

1791
1064

6

16 a

1995

113403

111739
1664

4426
23465
20797

i3 0

36176
9Sb9

26307

11278
9904

7386
364

1890
1374

310

1064

6 0

lb 0

2000

118572
116729

1843

CHANGE
NUMERIC

40126
39029

1097

1978 2000

PERCENT
51 15

50 23
147 05

67 281
15 31

166 49l

41 71

24 38

49 227

3 117

41 101

23 Bl1

75 171

61 57

89 89
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PREFACE

This three volume document comprises the Final EIR for the General Plan Amendment

prezoning and General Development Plan and annexation for the Planned Community
of EastLake A Notice of Preparation was circulated in January 1981 and an Environ

mental Constraints Inventory was prepared for the project site Subsequently a Draft

EIR was completed for the proposed project and circulated for public review The

Draft EIR text was revised in several areas to address concerns raised during the public
review period The revised EIR text comprises Volume 1 of the Final EIR Volume 2

contains the comments received on the Draft EIR and the responses to those comments

Volume 3 contains the technical appendices to the EIR including a supplemental traffic

analysis completed during the public review period Additional information regarding
the project including an Environmental Data Base White papers and other technical

reports prepared by the applicant are available for review at the City of Chula Vista

Planning Department
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APPENDIX A

BIOLOGICAL SURVEY REPORT

The biological resources of the EastLake project area have been previously evaluated by
WESTEC Services Inc as part of the Jamacha Basin Wastewater Reclamation Project
Phase II Expansion WESTEC Services 1980 followup field work associated with the

expansion of the wastewater reclamation project to include all of the EastLake Janal

Ranch property and as part of the Miguel to Tijuana Interconnection Project WESTEC

Services 1979 The study area was recently overviewed by Larry Seeman and Asso

ciates 1980 and the northwest corner of the area was previously studied by Beauchamp
and Rieger 1976 as part of the Bonita Miguel Master Plan Selected portions of the

study area were most recently walked over by Stephen Lacy WESTEC Servics biologist
on October 2 1980 February 12 1981 and March 13 1981

Given that the majority of the study area is cultivated biological evaluations were

concentrated or focused within the remaining natural areas Walkover examinations of

all the natural areas were conducted plant and animal species recorded and habitats

mapped Particular attention was given to identifying the presence or absence of high
interest species and habitats High interest biological features are herein considered

plant or animal species of rare threatened or endangered status depleted or declining

species and habitat types of unique or limited distribution or special consideration ie

Resource Conservation Area No extensive small mammal trapping or vegetative tran

sect sampling was conducted Nomenclature follows Munz 1974 for plants A O U

1957 as revised for birds Stebbins 1966 for reptiles and amphibians and Jones et al

1975 for mammals

Vegetation

The great majority of the study area is regularly plowed and dry farmed for barley
This is an historical land use An estimated 2458 acres 80 percent of the property is

cultivated The remaining acreage includes ruderal riparian woodland freshwater

marsh low scrub and vernal pool habitats These habitats are discussed below and

delineated on Figure A I
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Ruderal habitats occupy man disturbed areas such as along roads the borders of culti

vated zones and around the Fenton Ranch Vegetative elements associated with these

areas are ornamental species and weedy adventitious species Ornamental non native

cultivated trees includes eucalyptus peppers silk oaks palms and olive Eucalyptus
Eucalyptus sp California pepper Schinus molle and olive Olea europea line Otay

Lakes Road and Rancho Jamal Drive Weedy ruderal species consist of primarily intro

duced forbs and grasses

Riparian woodland and freshwater marsh vegetative communities Thorne 1976 are

present at a singular locality within the project area An earthen dam creates a pond
estimated at about 1 5 acres within the intermittent Salt Creek drainage This pond

which is very shallow is bordered by riparian and marsh elements Riparian woodland is

limited about the pond being represented by less than ten willows Salix lasinadra and a

single Fremont cottonwood Populus fremontii The dam is thickly covered by mule fat

Baccharis glutinosa A band or zone of marsh surrounds the east and west sides of the

pond and extends up the Salt Creek drainage for a short distance The marsh is made up

of cat tail Typha sp bulrush Scirpus sp cocklebur Xanthium strumarium var

canadense smartweed Polygonum lapathifolium and bur head Echinodorus cordifo

lius The area below the dam and extending about 400 feet south to the property line is

a heavily wooded area which is not typical local riparian habitat lt consists of tama

risk Tamarix sp spiny rush Juncus acutus var sphaerocarpus mule fat and a few

phoenix palms This habitat does not extend south offsite where grazing pressure has

probably precluded its development Likewise the pond riparian marsh habitat does not

extend up the Salt Creek drainage giving way to agricultural pressures There is no

natural habitat buffer about this wetland complex

Four additional catch basins are present throughout the project area but due to a vari

ety of factors including recent structural modifications cultivation and heavy grazing
pressure they do not support any developed riparian or marsh habitat

The low scrub habitat remaining onsite is southern coastal sage scrub Thorne 1976

Thorne 1976 divides this community into three phases That phase present in the study
area is inland sage scrub This phase is distinguished from the more coastal phases in

being less rich in species numbers due to the hotter and drier conditions prevailing
inland away from the moderating influence of the ocean Low scrub vegetation along

Q
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the immediate coast of San Diego and generally south of National City takes on a

character more in keeping with vegetation further south in Baja California This vege

tative cover is called maritime desert scrub Thorne 1976 and is dominated by spine
scent and succulent plants This distinctive coastal scrub association has also been

called coastal sage succulent scrub Mooney 1977 This type of vegetation is generally
found closer to the coast on headlands and sea bluffs This vegetation integrades into

other communities or phases of low scrub inland The interpretation of whether a

particular habitat is maritime sage scrub or inland sage scrub is somewhat subjective

especially as far inland as the SUbject property MSA 1979 chose to interpret a portion
of the low scrub habitat on the project site adjacent to the west as maritime desert

scrub Portions of the low scrub vegetation in the northwest corner of the property
have vegetative elements normally associated with maritime desert scrub or coastal

sage succulent scrub but the vegetative cover as a whole does not fit the description
Low scrub vegetation in the northwestern corner of the project area except in steep

sloped situations is relatively open and appears to be heavily grazed Dominant species
are California sagebrush Artemisia californica and California buckwheat Eri onum

fascicuiatum Additional less common constituents include San Diego sunflower

Viguiera laciniata coast cholla Opuntia prolifera and coastal prickly pear Opuntia
littoralis Larger shrubs such as laurel sumac Rhus laurina and lemonadeberry Rhus

integrifolia are uncommon in this area

Low scrub in the southeastern panhandle portion of the study area is as previously
described The vegetation is denser in the southern aspect of the area as it is not

grazed and Viguiera laciniata is a more common constituent of the cover In the

northern limits of this area the vegetation is sparser and appears to be successional

because of previous plowing

The vernal pool ephemeral Thorne 1976 vegetative community occupies small depres
sions on the mesa top of the panhandle portion of the subject property These depres
sions fill with rainwater which does not drain off or percolate away due to topography
and silt conditions These pools exist as highly specialized plant habitat and support a

unique succession of plant species distinct from that of the surrounding area Purer

1939 These pools remain delimited within the mesa top vegetation and weedy adventi

tious species and surrounding vegetative types do not obliterate or greatly trespass
their margins Five vernal pools were identified in October in their dry cycle These
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pools vary from relatively smooth to cobbly bottoms Pool areas were estimated by

pacing to vary between 60 to 250 square feet All the pools were very shallow Vernal

pool species observed onsite include dwarf woolly heads Psilocarphus brevissimus

grass poly Lythrum chyssopifolia rabbitfoot grass PolYPoon monspeliensisl and hair

grass Deschampsia danthonioides

Wildlife

Given that the great majority of the study area is cultivated and relatively free of

protective cover for much of the year wildlife abundance and use of the area is

expected to be very limited Wildlife use is expected to be concentrated or attracted

to those areas of remaining native vegetation Given the rural character of the area

and the extensive surrounding open space however one would expect to find given
time a majority of the wildlife species normally associated with the coastal plain and

lower foothills of the San Diego Region Major wildlife habitats generally lacking
within the project area chaparral aquatic are welldeveloped immediately adjacent to

the north and east

Due to limitations in sampling time many species were not directly observed because

of seasonality or merely the secretive nocturnal nature of many of the species which

inhabit the region Extensive species lists of expected species were not developed
rather those species which were either observed within the study area or which are

noteworthy are discussed

Birds Avifauna is usually the most easily observed wildlife element in most faunal

investigations Species are usually reflective of a particular habitat type Within the

cultivated or disturbed habitats and generally open habitats observed species include

Western Meadowlark Sturnella neglecta Horned Lark Eremophila alpestris Lark

Sparrow Chrondestes grammacus Mouming Dove Zenaida macroura House Sparrow
Passer domesticusl Cassin s Kingbird Tyrannus vociferus Western Kingbird Tyrannus

verticalis Starling Stumus vulgaris House Finch Carpodacus mexicanus Loggerhead
Shrike Lanius ludovianus and Burrowing Owl Athene cunicularia

Species observed which tend to be found in native low scrub habitat include California

Quail Lophortyx californicus Brown Towhee Pipilo fuscus Black tailed Gnatcatcher
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Polioptila melanura californica Anna s Hummingbird Calypte annal Rufous crowned

Sparrow Aimophila ruficeps Phainopepla Phainopepla nitens Sage Sparrow
Amphispiza belli and Roadrunner Geococcyx californianus

A species observed in close association with dense thickets of cactus is the Cactus Wren

Camphylorhynchus brunneicapillus Species not observed but likely to occur in ripar
ian habitat is the Lesser Goldfinch Carduelis psaltria

In addition to the above species many of which interchange freely between habitat

types a group of species are normally observed overhead These include Cliff Swallows

Petrochelidon pyrrhonota Common Crow Corvus brachyrhynchos Common Raven

Corvus corax and the raptorial species Raptors observed in the area include White

tailed Kite Elanus leucurus American Kestrel Falco sparverius Red tailed Hawk

Buteo jamaicensis Marsh Hawk Circus cyaneus and Golden Eagle Aquila
chrysaetos No raptor nests were observed within the study area A large isolated

eucalyptus grove located adjacent and north of the project area is undoubtedly used by
a variety of raptors for perching

Mammals Mammals observed during the field survey include the ubiquitous California

ground squirrel Spermophilus beecheyi the common desert cottontail SylvilallUs audu

bonii and the common black tailed jack rabbit Lepus californicus Indirect evidence

scat tracks nests burrows was noted for coyote Canis latrans Botta s pocket

gopher Thomomys bottae woodrat Neotoma sp and gray fox Urocyon cinereoarlten
teus Evidence of mule deer was not observed possibly due to the general lack of

adequate cover in the vicinity Aside from an assortment of field mice such common

species as striped skunk Mephitis mephitis spotted shunk Spiloltale putoris raccoon

Procyon lotor long tailed weasel Mustela frenata bobcat Felis rufus and Virginia

opossum Didelphis virltiniana would be expected

Reptiles and Amphibians Reptiles observed either on the SUbject property or on adja
cent similar habitat include the ubiquitous western fence lizard Sceloporus occidenta

lis coastal rosy boa Lichanura trivirltata ssp roseofusca common kingsnake
Lampropeltis etulus ssp californiae red diamond rattlesnake Crotalus ruber ssp

ruber San Diego gopher snake Pituophis meIanoleucus ssp annectens and San Diego
horned lizard Phrynosoma coronaturn ssp blainvillei Due to the temporary presence
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of water in the three small catch basins on the property a variety of toads and frogs
may be present in the area in the spring Vernal pools presence within the study area

are also utilized as breeding sites for amphibian species

High Interest Species Habitats

High interest species are those plants and animals which are considered to be rare

and or endangered threatened of depleted or declining status bluelisted endemic or

of unique or limited distribution These species may be officially listed by the federal

or state governments currently under status review by wildlife agencies recommended

or nominated for official listing by knowledgeable experts or noted as potential nomi

nees for listing due to contuining habitat losses caused primarily by human pressures

urbanization agriculture off road activity The following high interest species were

observed on or were previously recorded for the project area They are listed along
with pertinent data status distribution within the area and range and in the case of

plant species their rarity endangerment code as established by the California Native

Plant Society CNPS 1980 Table A I gives an explanation of the CNPS code

Sensitive habitats are those which are considered rare within the region are listed by
the Conservation Element of the San Diego County General Plan San Diego County
1980 support high species diversity or are identified as Resource Conservation Areas

RCA by the County of San Diego 1980

Rare and Endangered Plant Species

Hemizonia conjugens Keck

Otay Tarweed

Proposed for listing by USFWS 1980 as endangered
by CDFG 1979

CNPS 3 3 2 2

Annual herb known only from southwestern San

Diego County Found on mesas and among low

scrub It is relatively common just north of the
northwestern corner of the study area Occurs

along one of the property lines WESTEC 1980 but

was not observed elsewhere onsite possibly due to

offseason sampling period

0C
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Table A I

CALIFORNIA NATIVE PLANT SOCIETY RARITY ENDANGERMENT CODE

Rarity R

1 Rare of limited distribution but distributed widely enough that potential
for extinction or extirpation is apparently low at present

2

3

Occurrence confined to several populations or one extended population

Occurs in such small numbers that it is seldom reported or occurs in one
or very few highly restricted populations

P E Possibly extinct or extirpated

Endangerment E

1 Not endangered

2 Endangered in part

3 Totally endangered

Vigor V

1 Stable or increasing

2 Declining

3 Approaching extinction or extirpation

General Distribution D

1 Not rare outside California

2 Rare outside California

3 Endemic to California
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Ferocactus viridescens Nutt Britton Rose
San Diego Barrel Cactus Coast Barrel Cactus

Proposed for listing by the USFWS 1980 No CDFG
status
CNPS 1 2 2 1
Small barrel cactus found on mesas and arid south

facing slopes Species is found from roughly Rancho
Bernardo south along the coastal plain into northern

Baja California One hundred eight specimens
counted in the panhandle portion of the property
113 counted south of Proctor Valley Road and at
least 100 specimens north of Proctor Valley Road

Dudleya variegata Wats Moran

Variegated Dudleya San Diego Hasseanthus
Proposed for listing by USFWS 1980 Under status
review by CDF G
CNPS 1 2 2 2

Perennial herb a small succulent with vernal leaves
Species is present in dry stony places Species range
includes southwestern San Diego County and north
ern Baja California Species recorded north of
Proctor Valley Road both on and offsite also offsite
south of the panhandle May occur elsewhere onsite
but not observed due to offseason sampling period

Salvia munzii Epl
Munz Sage
No federal or state status
CNPS 2 1 1 1
Low shrub which is patchy in its distribution in the

study area Fifty five specimens found just south of
Proctor Valley Road in the northwest portion of the

study area It is found at a number of locations
adjacent to the northwestern corner of the property
being relatively common where it is present Spe
cies is known from Dictionary Hill San Miguel
Mountain Jamul Mountains San Ysidro Mountains
and northern Baja California

Adophia californica Wats
California Adolphia
No federal or state status
CNps 1 2 1 1

Low spiny shrub found sparingly estimated 36 speci
mens in low scrub vegetation in the northernmost
portion of study area just south of Proctor Valley
Road Species is naturally found in washes in south

erwest San Diego County and northern Baja Califor
nia
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Vh1 uiera laciniata Gray
San Diego Sunflower
No federal or state status
CNPS 1 2 1 1

Small shrub found primarily on arid south facing
slopes throughout native low scrub habitat Species
is more common in panhandle portion of study area

but generally not well developed onsite Species
ranges from Mission Valley south into northern Baja
California and eastward to Potrero

Selal1 inella cinerascens A A Eat

Mesa Club Moss

No federal or state status

CNPS 1 2 1 1

Species forms an ashen carpet on mesa tops between

low scrub in southwestern San Diego County and

northern Baja California Species is common in pan
handle portion of project

lva hayesiana Gray
Southern Poverty Weed
No federal or state status
CNPS 1 1 1 1

Low scrub found along drainages and washes in the

northwestern section of the study area Species
range includes southwestern San Diego County and

Baja California

Additional plant species considered to rare which have been recorded for the general
area of the sUbject property but which were not observed are as follows

Arctostaphylos otayensis Otay Manzanita

Calamal1rostis densa Qense Reed Grass

Chamaebatia australis Mountain Misery
Lepechinia anderi Pitcher Sage
Satureja chandleri San Miguel Savory
Cupressus l1Uadalupensis ssp forbesii Tecate Cypress

These species are found at relatively higher elevations and further east within chaparral
habitat on San Miguel Mountain and in the Jamul and San Ysidro Mountains

Stipa die oensis San Diego Stipa
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This species was found on a ridge north of the study area WESTEC Services 1980 and

is recorded further east in Proc tor Valley

Ambrosia chenopodiifolia San Diego Bur Sage
Berferocactus emoryi Coast Button Cactus

Dichondra occidentaslis Pony Feet

Opuntia parryi var serpentina Snake Cholla

These species are found primarily nearer to the coast Dichondra occidentalis is a

perennial herb Which was not observed during the sampling period

AstrafUlus deanei Dean s Locoweed

Haplopappus junceus Rush Goldenbush

These species are found in coastal foothills generally more inland than the study corri

dor

Acanthomintha ilicifolia San Diego Thornmint

Broadiaea orcuttii Orcutt Broadiaea

Erynf ium aristulatum var parishii San Diego Coyote
Thistle

Muilla clevelandii San Diego Golden Star

Myosurus minimus var aspus Mousetail

Navarettia fossalis

OphiOflossum lusitanicum spp californicum Adder s

TongueFern

Orcuttia californica California Orcuttia

POf ofYne nudiuscula Lorna Alta Pogogyne

These species are usually found either within or in association with vernal pools
Acanthomintha ilicifolia and Muilla clevelandii are also found in heavy clay soils

Artemisia palmeri Palmer Sagebrush
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This species is found in sandy coastal drainages and is expected to be found along the

Otay River and its tributary canyons

Rare and Endangered Animal Species

No rare endangered or threatened animal species as listed by the U S Fish and Wildlife

Service USFWS 1979 or the California Department of Fish and Game CDFG 1980a

were observed in the study area The American Peregrine Falcon Falco peregrinus

anatum and the Southern Bald Eagle Haliaceetus leucocephalus leucocephalus listed

as endangered by both the USFWS and the CDFG are expected to be transients in the

study area They do not nest in the survey area

Least Bell s vireo Vireo bellii pusillus a small bird with a strong preference for riparian
habitat wac recently recommended by Remsen 1977 for inclusion on the state and

federal endangered species lists Remsen in 1977 noted that as few as 24 breeding pairs

may remain of a species which once was a common to abundant bird in suitable habitat

in the interior valleys and along southern coastal areas of California Remsen 1977

concludes that It the decline of this once common small bird is unparalleled in the

history of California ornithology 1t The dramatic decline of this species is attributed in

part to the reduction of suitable riparian breeding habitat but primarily to cowbird

Molothrus ater parasitism Such data led the California Department of Fish and Game

to study the situation Goldwasser 1978 That study estimated 89 territorial males or

pairs in seven Southern California counties and its conclusion recommended endangered
status for the species Data from Remsen 1977 and Goldwasser 1978 indicate that

Vireo bellii pusillus has nested recently along Jamul Creek just east of Lower Otay Lake

and along the Otay River This species could be attracted to the wetland area on Salt

Creek Species was recently listed as endangered by the California s Department of

Fish and Game 1980a

Although not officially designated by the California Department of Fish and Game the

orange throated whiptaillizard Cnemidophorus hyperythrus beldingi was recommended

as early as 1971 for listing as a rare subspecies Bury 1971 This small lizard prefers

areas of sparse and variable vegetation and would be expected in the rocky sandy

drainages throughout the project area This form occurs from Laguna Beach and the
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vicinity of Riverside and San Jacinto southwest of the mountains to northern Baja
Calif ornia

Another bird species not officially listed as a rare species the cactus wren

Campylorhynchus brunneicapillus of the San Diego region is considered one of the

most severely threatened of all local species Rea 1981 Dr Armadeo Rea of the San

Diego Museum of Natural History is in the process of formally describing the local

population of the cactus wren as a unique subspecies Formerly considered a disjunct
element of the desert population of this species it has for some time been considered

locally rare by ornithologists of the San Diego area Two individuals and at least four

of this species distinctive nests were observed in a draw about 2000 feet north of the

Otay River and nests were observed in coast cholla just adjacent to the fenceline along
the panhandle portion of the site In addition a number of nests were observed in a

dense thicket of cholla in a canyon in the northwestern corner of the site

Sensitive Habitats

Riparian woodland and freshwater marsh are rare habitats within San Diego County
Combined they occupied only 0 2 percent of County acreage in 1963 CDG G 1965

This percentage has undoubtedly decreased during the past 16 years For these reasons

the County of San Diego encourages the conservation of these habitats County of San

Diego 1980

Coastal sage scrub is relatively common in the region This habitat was estimated to

cover 13 4 percent of the County acreage in 1963 CDFG 1965 the third most exten

sive habitat type behind chaparral and low desert Recent growth of both urban devel

opment and agriculture in the coastal foothills and along the coastal plain has greatly
reduced this habitat type Oberbauer 1979 has suggested that up to 70 percent of this

habitat in San Diego County has been lost or modified As such a number of bird and

reptile species closely associated with this habitat are now considered rare or declining

Vernal pools are rare and unique vegetative habitats They contain a number of high
interest plant species some of which were mentioned above and provide temporary
breeding pools for amphibians A ciliate protozoan Systylis hoffi was recently dis

covered in vernal pools on Kearny Mesa Cox 1978 It was the first known locality for

c
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this rare species in the United States and only the fourth known worldwide Vernal

pools once covered areas of what now is Linda Vista East San Diego Kearny Mesa and

the community of Mira Mesa Vernal pools occur in San Marcos in very limited quan

tity and they are relatively common on portions of Otay Mesa and on fiat mesas from

Tierrasanta to the north rim of Los Penasquitos Canyon The great majority of these

pools are in danger of being eliminated in the near future due to urbanization Vernal

pools are also found in southern Riverside County Santa Rosa Plateau and the Central

Valley region of California It has been estimated that more than 90 percent of the

original vernal pool habitat within the San Diego region has been eliminated Beau

champ 1979

The U S Army Corps of Engineers claims jurisdiction over vernal pools because they
are considered to be isolated wetlands Under the Corps jurisdiction a nationwide

permit exists to fill isolated wetlands not impacting rare and endangered species
Unless or until a specific preservation plan was implemented to assure the preservation
of rare and endangered species the Corps took the position that each project impacting
vernal pools be reviewed and a 404 Construction Permit issued when it was satisfied

that the critical habitat was not impaired This was necessarily a long process requiring
consultation with the U S Fish and Wildlife Service when a rare and endangered species
is involved

In July of 1979 the City of San Diego agreed to develop a vernal pool presevation

program so that vernal pools and their associated rare plants could be protected and

preserved while allowing for the orderly development of the region The City of San

Diego s Vernal Pool Preservation Program was delivered to the Corps for their

approval in March 1980 City of San Diego 1980 The plan was approved by the Corps
of Engineers and adopted by the City Council on June 17 1980

The vernal pools onsite were not evaluated by the biological committee which made

recommendations to the City in developing their preservation plan Balko 1979 On a

comparative basis the panhandle pools would be judged to be of low relative value based

on the low number of pools present the apparent lack of senstivie plant taxa and the

lack of pool structural diversity Verification of the lack of high interest species would

have to be done in the spring Subsequent findings could affect the rating of this small

group of pools The City Preservation Plan City of San Diego 1980 notes that
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570 acres of vernal pool habitat are under County of San Diego jurisdiction This

includes 65 acres of City owned land east of Lower Otay Lake of which 35 will be

preserved by the City The majority of the County pools occur on Otay Mesa

A number of senstive habitat designations have been applied to surrounding properties
These include Resource Conservation Area RCA 16 as per the Sweetwater Community
Plan and the San Miguel Jamul Mountains Otay Mountain and Northern Miguel Moun

tain RCAs of the Otay subregion planning area Otay Mountain to the southeast is

listed as significant natural area by the California Natural Areas Coordinating Council

Hood 1977 and a large portion of Otay Mountain is under consideration for wilderness

status BLM 1979 Upper and Lower Otay Resevoirs are adjacent to the property on

the east

Species of Depleted or Declininlt Status

A depleted faunal species is one that although still occurring in adequate numbers for

survival has been heavily depleted and continues to decline at a rate which gives cause

for concern Two such species in addition to the above mentioned orangethroated

whiptaillizard which would be expected to be present in remaining natural areas based

on range and habitat preference are

Phrynosoma coronatum blainvillei
Coast Horned Lizard

Species observed just north of Otay River drainage
Species expected in the open brushland areas of the

property

Thamnophis couchi hammondi
TwoStriped Garter Snake

Not observed during the survey May be expected
along the Otay River and about the Salt Creek wet

land

The Audubon Blue List contains avifaunal species which are presently giving indications

of non cyclical population declines in all or parts of their range but are not now of

sufficient rarity to be considered endangered Tate 1980 Avifaunal species which

appear on the Blue List of 1981 and are thought to be declining in the San Diego region
Everett 1979 which were either observed on or are expected to utilize habitats within

or adjacent to the project area are as follows

o
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Ammodramus savannarum

Grasshopper Sparrow
Single individual observed singing in the grassland
south of the Otay River drainage Species is
restricted to suitable open grassland for nesting and

foraging

Athene cunicularia

Burrowing Owl
Two individuals observed along Proctor Valley Road
just west of the study area and two individuals
observed along Wueste Road just east of the study
area Species requires open areas for nesting and
foraging Species is not uncommon on Otay Mesa

Circus cyaneus
Marsh Hawk

Single sightings of low this flying raptor in the
northern central and southern portions of the study
area Hunts over open fields and grassland and nests
in fresh or saltwater marsh habitats

Accipiter cooperii
Cooper s Hawk

Species not observed during study period This
woodland hawk would be expected to be seen in the

Otay River and Salt Creek drainages

Empidonax traillii
Willow Flycatcher
Not observed during survey period A common

migrant Local nesting population may be extir
pated Everett 1979 Would be expected in the

riparian habitat within the Otay River drainage
Decline suspected due to cowbird parasitism

Dendroica petechia
Yellow Warbler

Species not observed during study period May be

expected within riparian woodland habitat in Otay
River drainage Decline suspected to be due to
reduction in riparian habitat and cowbird parasitism

Additional bird species which are considered noticeably declining as breeding species
locally Everett 1979 and would be expected to utilize the study area but which were

not Blue Listed for 1981 include
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Cathartes aura

Turkey Vulture

Not observed during survey period The local

breeding population may have been extirpated
Everett 1979 No breeding has been recorded in

the County since 1970

Polioptila melanura californica
Black Tailed Gnatcatcher

Species observed in native low scrub habitat just
north and south of the Otay River Species decline

suspected due to reduction of coastal plain coastal

sage scrub and possibly cowbird parasitism Less

than 1500 pairs are estimated to remain in the

United States Atwood 1980

Remsen 1977 developed a species of special concern list which prioritizes bird spe

cies which face danger of extirpation in California He lists species as highest second

or lowest priority depending on the immediacy of the situation Species in the highest

priority category face immediate extirpation if current trends continue and in several

cases extirpation has already occurred Species in the second priority category are

definitely on the decline but populations are still sufficiently substantial that the dan

ger is not im mediate Species in the lowest priority category are not in any present

danger of extirpation and their populations within most of their range do not appear to

be declining however simply by virtue of their very small populations in California

they are potentially vulnerable to extirpation should a threat to their populations mate

rialize

Least Bell s vireo is considered to be a highest priority species Remsen 1977 Five

species observed or expected onsite are listed as second priority species Burrowing
Owl Cooper s Hawk Black tailed Gnatcatcher Willow Flycatcher and Yellow Warbler

The single lowest priority species observed within the area is the Golden Eagle Aquila

chrysaetos This species is fully protected by the California Department of Fish and

Game CDFG 1980b Single sightings of golden eagles were made north and south of

the Otay River and in the northeastern corner of the site

An additional fully protected bird species CDFG 1980b the white tailed kite Elanus

leucurus is expected to hunt throughout the area and adjacent open space This spe

cies thought to be nearing extinction prior to 1940 had made a notable comeback and

is now a relatively common raptor in coastal southern California
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The resident coastal subspecies of Sage Sparrow Amphispiza belli belli is also con

sidered to be severely restricted locally in distribution and numbers Rea 1981 This

species could be found in the native low scrub habitat onsite

Species of Endemic Unique or Limited Distribution

Hemizonia conjugens is the only species observed within the study corridor which is

endemic to found only in San Diego County A number of observed species are con

sidered northern limitaries Beauchamp 1972 The range of these species extends

northward from Baja California only into San Diego County in the United States

Northern limitaries observed within the study area include Iva hayesiana Vi uiera

laciniata Ferocactus viridescens Dudleya varie ata Salvia munzii and Adolphia cali

fornica
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Summary of Air Quality Impacts

Of the three project phases considered construction operation
and the combined construction operation periods the highest level

of all pollutants except for total suspended particulates would

occur during the operation phase 1999 Total suspended
particulate levels would be higher during the combined construction

operation phase 1996 largely due to fugitive dust emissions
Combined construction operation activities would result in the

second highest levels of THC NOx SOx and CO Construction in
1993 would result in a relatively low amount of emissions when

compared with the other two phases

The primary impacts resulting from the proposed Eastlake development
would be that of NO emitted from light duty vehicles during peak
hour traffic Computer simulation modeling has indicated that

maximum short term N02 concentrations would exceed 550 l g m at a

distance 10 meters from the road Considering the state N02
hourly standard of 470 urm it is evident that this level would
be exceeded In addition the number of vehicles generated by the

proposed project may be considered as inconsistent with certain
tactics in the Regional Air Quality Strategy RAQS which are

intended to reduce the number of vehicle miles traveled Vehicular

emissions are not expected to result in a significant increase in

ambient THC S02 CO or TSP levels Also emissions from

stationary sources in the project once operational would not have

a significant adverse impact on regional ambient air quality levels

In summary the key air quality issue associated with the proposed
Eastlake development is related to vehicles The project would

generate a relatively large number of vehicles which may result in

a violation of the hourly N02 ambient air quality standard at a

localized level in peak hour traffic under worst case meteorological
conditions In addition should the proposed project be completed
in addition to the growth forecasted for the remainder of the

Chula Vista Planning Area the increased transportation requirements
would cause an increase in vehicular emissions beyond those seen in

the RAQS Thus strategies developed in the RAQS for submittal to

the California State Implementation Plan may not be adequate to

reduce regional emissions to the levels required to attain the

NAAQS It may therefore be necessary to mitigate project emissions

to the fullest possible extent
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AIR QUALITY ANALYSIS EASTLAKE COMMUNITY

1 I ntroduct ion

The fol1o ling discussion of the potential air quality implications of
the proposed Eastlake development is presented in four sections A summary
of the setting originally presented in the Environmental Con
stra i nts Inventory is provi ded inSect i on II Sect ion II I A the emi ss ions
inventory provides an estimate of the emissions which would be generated by
construct i on and operat i on of the proposed project Potent i a 1 short and

long term impats from the development are presented in Section III B 2
Finally Section IV delineates a number of measures which could reduce air
pollutant emissions and potential impacts associated with the planned commun

ity

It should be noted that although every attempt has been made to ensure
the accuracy of the study a number of uncertainties do exist Because of
the preliminary nature of this analysis the operations and activities for
which emissions impacts and potential mitigation measures are presented can

only be estimated Therefore the results presented in the following sections
should be viewed as approximations based on the specific assumptions utilized
Should any of the assumptions change the estimated emissions projected
impacts and suggested mitigation measures could significantly vary from
those presented

II Sett i ng

A Meteorology

The climate and local meteorological conditions at and near the proposed
project site are typical of the Mediterranean type climates found throughout
coastal Southern California These climates are characterized by moist mild
winters and dry warm summers

Temperatures in the project vicinity range from an annual daily average
maximum of 800F to an annual nightly average minimum of 40oF Precipitation
averages approximately 10 inches per year with over 90 percent occurring from
November through April Daytime winds are typically from the west and
northwest averaging 6 to 8 mph Evening winds frequently reverse directions
and a light 2 to 4 mph average westerly flowing breeze is established
Ca 1 m wi nds often occur at ni ght and duri ng trans itiona 1 peri ods after dusk
and before dawn Inversions are frequent with about 70 percent of winter
nights experiencing radiation type inversions and 75 percent of warm weather
days with marine subsidence inversions

B Ambient Air Quality

Pollutants traditionally of concern in San Diego County are ozone 03
nitrogen oxides NOx carbon monoxide CO and total suspended particulates

TSP Recent monitori ng data at sites near the proposed proj ect Brown
Field and Chula Vista have shown violations of state and federal standards
for ozone nitrogen oxides and total suspended particulates
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C Regulatory Framework

Three levels of regulatory responsibility exist in San Diego County
federal state and local On the federal level the Environmental Protection

Agency EPA has the responsibil ity to ensure that the National Ambient Ai r

Quality Standards NAAQS are attained and maintained To accomplish this

goal the EPA has developed a number of programs and regulations Perhaps
the most important of these is the development of State Implementation Plans

SIP Under this program each state is responsible for developing a document

which delineates the manner of attaining the NAAQS for each pollutant In

California it is the responsibility of the Air Resources Board to prepare
the SIP The ARB does ot however prepare each individual strategy contained

in the SIP Rather local agencies prepare their own strategies and the ARB

compiles each agency s input to the SIP

In San Diego County it is the responsibility of the San Diego County Air
Pollution Control District APCD to develop the area s air quality strategy
In addition the APCD is responsible for air pollutant monitoring emissions

inventorying meteorological analyses air quality modeling and investiga
tion implementation and enforcement of technological controls

Another agency the San Diego Association of Governments SANDAG also

has ai r qual ity regul atory authority in the area SANDAG compri sed of city
and county governments ensures that air quality considerations are included

in all 1 and use and transportat ion plans developed by the represented agenci es

and governments

III Air Quality Impacts

A Emissions Inventory

Air emissions can be categorized as occurring from three phases of the

proposed project construction operation and combined construction and

operation activities construction and operation of the proposed community
would occur simultaneously for a number of years due to the extended construc

tion schedule Specifically emissions have been estimated for 1 cons

truct i on in 1993 the year of peak act ivi ty 2 operat i on of the complex
in 1999 determined to be near completion of the buildout phase and 3

construction and operation activities occurring in 1996 the year in which

moderate levels of each combine to form a high level of activity

Emi ss ions associ ated with construct i on can generally be categori zed as

temporary intermittent and are typically generated by mobile sources

Emissions occurring during the operation phase would be generated at a

relatively steady state for an extended period of time and would contain a

number of stationary emission sources Table 1 presents the major sources

of emissions expected during each phase Included are emission factors for

each source The following section presents estimates of the emissions

which would be generated by construction operation and combined construc

tion operation activities associated with the proposed Eastlake corrununity
Maximum hourly daily and annual emissions have been developed for each

phase
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Table 1 EMISSION FACTORS FOR SOURCES ASSOCIATED WITH DEVELOPMENT AND
OPERATION OF THE PROPOSED EASTLAKE COMMUNITY

Source Acti vity Units THC
Emission Factor

NOx SOx CO TSP

Construction Phase

Bu11 dozer1
Motor Grader1
Compressor2
Dump Truck3
Misc Trucks4
Pickup Trucks5
Loader1
Ro11er1
Vehicu1ar6

Exhaust
Trip Re1ate9Fugit i ve Dust

g hp hr 0 576 12 5 0 867 1 83 0 411

g hp hr 0 489 10 5 0 874 2 19 0 625

g hp hr 6 49 4 79 0 264 198 0 0 303

g hp hr 4 3 12 3 2 80 37 0 1 96

g mi 11 2 7 2 0 36 135 0 0 69

g mi 1 90 1 73 0 20 19 46 0 31

g hp hr 0 888 11 2 0 857 2 62 0 805

g hp hr 0 781 15 7 1 00 3 65 0 778

g mi 0 63 2 03 0 20 7 86 0 31

g tri p 7 33 46 48
tons acre 0 75
month

Operation Phase

Electricity Generation8

Oil Fired 1 bs 1 03KWH 0 17 2 3 2 7 0 2 0 401

Gas Fired 1 bsl 03KWH 0 0083 1 3 0 008 0 15 0 024

Natural Gas Combustion 1bs MMCF 8 801209 neg 20 0 15

Vehicu1ar6

Exhaust g mi 0 63 2 03 0 20 7 86 0 31

Trip Related g tri p 7 33 46 48

1 Source EPA 1975 Assumes di ese 1 as fuel

2 EPA 1975 Assumes gasoline as fuel
3 Source SCAQMD 1980 Assumes diesel as fuel average speed of 15 mph and

utilizes factors for 1990
4 Source SCAQMD 1980 Includes water trucks flatbed trucks etc Assumes

gasoline as fuel average speed of 25 mph and utilizes factors

for 1990
5 Source SCAQMD 1980 Utilizes emission factors for light duty vehicles

for 1990 and assumes average speed of 25 mph
6 Factors for THC CO and NOx obtained from SDCAPCD 1978 Factors for

SOx and TSP are from SCAQMD 1980 80th assume factors for 1990 and

average speed of 35 mph
7 Source EPA 1977 Assumes 50 percent reduction from watering program
8 Source SCAQMD 1980

9 Lower factor is for residential heaters and higher value is for commercial

units
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1 Construction Phase 1993

Table 3 presents the types quantities and horsepower ratin9s of
equi pment projected for use duri ng construct ion in 1993 Tables 4 and 5
present the maximum hourly daily and annual emissions associated with
construction activities The majority of the air emissions would result from
the combustion of diesel fuel or gasoline in the engines used to power heavy
duty equipment and workers vehicles There would also be particulate
emissions resulting from fugitive dust associated with earthmoving and grading
operat ions Some of the emi ss ion sources such as heavy duty construct ion
equipment would be distributed over an extended area since development would
occur in several 1 ocat ions simultaneous ly Other emi ss i on sources such as
workers vehicles would be spatially distributed over a wide geographical
area between the construction site and the residences

As is evident from Tables 4 and 5 carbon monoxide would by far be
the pollutant emitted in the largest quantities during construction On an

hourly and daily basis carbon monoxide emissions are followed in magnitude by
nitrogen oxide and total hydrocarbon emissions with total suspended particul
ates and sulfur oxides occurring in lesser quantities On an annual basis
however total suspended particulate emissions are second to carbon monoxide
in quantities emitted due largely to fugitive dust which accounts for 97 5
percent of all annual construction related TSP emissions in 1993

2 Operations Phase 1999

a Stationary Emission Sources

Three major types of activities are expected to result in the emission
of air pollutants associated with the stationary sources during the operation
phase of the proposed East1ake community These are combustion of natural
gas for heating cooking and water heating consumption of electricity for
heating cooling lighting and other uses and combustion of gasoline in
private vehicles In addition a number of small miscellaneous sources such
as power 1awnmowers or residential fireplaces would emit a small amount of
air pollutants These would however be negligible

The pollutants of concern associated with each activity would vary
Nitrogen oxides NOx and to a lesser extent carbon monoxide CO would be
the primary pollutants associated with natural gas combustion Emissions
associated with the consumption of electricity would vary greatly since
electricity is typically generated throughout an electrical grid network and
at any given time a mix of nuclear gas fired and oil fired plants may be
producing power Assuming oil fired power generation a conservative assump
ti on since the other two types of plants generate a smaller quantity of
emissions the major pollutants emitted would be sulfur oxides SOx and

NOx with total hydrocarbons THC CO and total suspended particulates
TSP generated in lesser quantities Emissions associated with vehicular

use would be largely comprised of CO with NO and THC also generated in
significant amounts Emissions of SOx and TSI would also occur but in
minimal amounts

4



Table 2 Construction Activity Predicted for 19931

Building Housing Gross Number Sq uare

Type Acres of Units Footage

Offices 3 41 500

Commerci a 1 14 50 000

Industrial 19 200 000

Schoo 1 17 1

Park 20 1

Residential 1 10 16

Residential 2 15 57

Residenti al 3 29 202

Res identi a 1 4 19 197

Residential 5 9 146

Residential 6 3 5 86

Residential 7 1 45

TOTAL 159 5

1 Eastlake General Development Schedule 1980
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Table 4 MAXIMUM HOURLY EMISSIONS ASSOCIATED WITH CONSTRUCTION ACTIVITIES

Emissions lbs hr

Equipment Source Quantity THC NOx SOx CO TSP

Bu11 dozer 1 neg 7 neg 1 neg

Motor Grader 1 neg 6 neg 1 neg

Concrete Paver 1 neg 8 neg 1 neg

Concrete Truck 2 7 5 neg 210 neg

Backhoe 2 2 2 neg 70 neg

Compressor 2 9 7 neg 279 neg

Crane 1 neg 3 neg 1 neg

Welder 1 neg 4 neg 1 neg

Dump Trucks 2 neg 1 neg 2 neg

Mi sce 11 aneous Trucks 3 1 1 neg 13 neg

Pick up Trucks 3 neg neg neg 2 neg

Workers Vehicles 20 neg 1 neg 7 neg

Fugitive Dust2 32

TOTAL 19 45 neg 588 32

1 Based on the emission factors presented in Table 4 and the equipment
horsepower ratings listed in Table 3

2 Based on an average of the daily emissions presented in Table 5
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The quantities of air pollutants associated with the combustion of

natural gas or use of electricity are directly related to the amount of
natural gas and electricity consumed The quantities of natural gas and
electricity used are dependent upon a number of factors including the number
mi x and size of buil di ngs the types of appl i ances and 1 i ght i ng used and

the insulation installed in each unit Due to the preliminary nature of this

study it is not possible to precisely ascertain each of the above parameters
Therefore based on development i nformat ion and assumpti ons concerni ng the

predicted housing and commercial industrial facilities the potential electri
cal and natural gas requirements were estimated Table 6 presents the build
out projected for the proposed Eastlake development by 1999 The sizes of
offices and i ndustri a 1 commerci a 1 facil it ies and numbers of res i dences and

schools were provided Eastlake General Development Schedule 1980 while
school and residence areas were estimated Table 7 presents annual electri

city and natural gas demand factors for each of the facilities Utilizing
the demand factors in Table 7 the numbers and sizes of facilities presented
in Table 6 and the emission factors for natural gas combustion and oil fired

electricity generation from Table I the hourly daily and annual emissions
associated with natural gas and electricity useage by the Eastlake community
in 1999 were estimated These values are presented in Tables 8 and 9

b Mobile Emission Sources

The quantities of emissions generated by vehicles are dependent on two
factors the number of vehicle trips and the total vehicle miles traveled

VMT Emi ss ions associ ated with VMT are the resu 1 t of fuel burned in veh i cl e

engines while emissions associated with the number of vehicle trips are due
to vehicle start ups and engine inefficiencies which occur during the initial

phase of a trip

Based on the traffic analysis presented in Appendix C it is predicted
that 158 750 vehicle trips per day and 1 428 750 VMT would result from total
buildout of the Eastlake community The traffic analysis estimates that 10

percent of the total trips and total mi 1 es woul d occur duri ng peak rush

hour Utilizing these values and the emission factors presented in Table 1

peak hourly daily and annual vehicular emissions have been estimated and

are presented in Tables 8 and 9

3 Combined Construction Operation Emissions 1996

By comparing Tables 2 and 13 it is evident that construction activity
in 1996 is less than occurs in 1993 Slightly more office space is projected
to be developed in 1996 compared to 1993 commercial buildings will not be
constructed in 1996 compared to the development of 50 000 square feet of

space on 14 acres in 1993 and industrial building and associated acreage
will be approximately one half in 1996 than would occur in 1993 Residential
deve1 opments throughout most of the bui 1 dout peri od are schedu 1 ed to rem a in

fairly constant at approximately 750 dwelling units annually The building
of parks and school s is assumed to be much 1 ess in 1996 than that in 1993
since by 1996 the majority of residential commercial industrial and

office development would have al ready occurred thus reducing the need for
more parks and schools

C
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Table 6 BUILDOUT PROJECTED FOR EASTLAKE COMMUNITY 1999

Building Housing
Type

Number
of Units

Area Per
Unit ft2 2

Total
Area ft2

Industrial

507 000

217 800

2 300 000

Offi ces

Commercial

Schools

Elementary and Junior
Hi gh

Hi gh School

Residentia15

5

2

277 100

113 800

Type 1

Type 2

Type 3

Type 4

Type 5

Type 6

Type 7

250
900

3 080
3 100
2 300
1 350

700

2 500
2 000
1 700
2 000

1 750
1 500
1 200

625 000
1 800 000
5 236 000
6 200 000
4 025 000
2 025 000

840 000

1 Source East1ake General Development Schedule 1980

2 Based on assumptions only

3 Based on total projected population of 30 445 14 0 percent of total
between 5 and 14 years of age in 2000 California Department of Finance
1977 and average requirement of 65 ft2 per student

4 Based on total projected population of 30 445 4 4 percent of total
between 15 and 18 years of age California Department of Finance 1977
and average requirement of 85 ft2 per student

5 Residential Types 1 and 2 assumed to be unattached single family units

Type 3 assumed to occur in groups of 4 or less Types 4 5 6 and 7

assumed to occur in groups of 5 and more

10



Table 7 AVERAGE ANNUAL ENERGY USAGE FOR SELECTED FACILITIESl

FacilHy
Electrical Usage

KWH ft2 yr 2
Natural Gas Usa e

MCF Du year 3 ft year
4

Single Family Residence
w Gas Appliances

Apartment w Gas Appliances
4 or less units
5 or more units

Offi ce Buil di ngs

Retail Outlets5

Industrial Facilities

Schools

Elementary
Hi gh School

4 8 109 5

4 0 64 1
4 0 58 0

34 2 42

47 8 240

50 1 39 6

23 1

38 8

1 Source SCAQMD 1980

2 KWH ft2 yr Kilowatt hours of electricity used per square foot of

floorspace per year

3 MC DU yr Thousand cubic feet of natural gas used per dwelling unit

per year

4 ft3 ft2 yr Cubic feet of natural gas used per square foot of floorspace
per year

5 Includes a mix of department grocery drug and other stores
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Table 9 ANNUAL EMISSIONS ASSOCIATED WITH THE OPERATIONAL PHASE OF

THE PROPOSED EASTLAKE COMMUNITY 1999

Emissions tons year

Source THC NOx SOx CO TSP

Natural Gas
Combustion1 3 7 36 7 neg 9 2 0 1

Electrical
Generati on2 20 3 274 6 322 3 23 9 47 9

Vehicu1ar3

Exhaust 213 2 687 1 67 7 2 660 2 104 9

Trip Related 275 7 1 747 9

TOTAL 512 9 998 4 390 0 4 441 2 152 9

1 Based on emission factors for natural gas combustion presented in
Table 1 ultimate project bui1dout presented in Table 6 and
natura 1 gas demand factors presented in Table 7

2 Based on emission factors for oil fired electricity generation presented
in Table 1 ultimate project bui1dout presented in Table 6 and

electrical demand factors presented in Table 7

3 Annualized emissions were derived from daily emissions presented in Table 8
Annual emissions were based on the daily project related traffic of 105 603

trips day occurring on 260 days 5 day work weeks with 60 percent of

the weekday total traffic volume occurring during the remainder of the

year to account for weekends Average trip length was assumed to be 9
miles see Traffic Analysis Section

13



Table 10 BUILDOUT PROJECTED FOR EASTLAKE COMMUNITY 1996

Buildin9 Housin9
Type

Number
of Units

Area Per
Unit ft2 2

Total
Area ft2

Offices 461 500

217 500Commercial

Industri al 2 025 000

Schools

Elementary and Junior
Hi gh3 4

Hi9h Schoo13 5

Residentia13 6

4

1

235 492

96 785

Type 1

Type 2

Type 3

Type 4

Type 5

Type 6
Type 7

213
765

2 618
2 635
1 955
1 148

595

2 500
2 000
1 700
2 000
1 750
1 500
1 200

532 500
1 530 000
4 450 600
5 270 000
3 421 250
1 722 000

714 000

1 Derived from the number of units and population projected for full
buildout in 1999 Eastlake General Development Schedule 1980

2 Based on an assumption only

3 Based on the assumption that by 1996 approximately 85 percent of the
population of 30 445 predicted for full buildout in 1999 would be present

4 Based on an average of 14 0 percent of the total population distributed
between 5 to 14 years of age in the year 2000 California Department of
Finance 1977 and an average requirement of 65 ft2 per student

5 Based on an average of 4 4 percent of the total population distributed
between 15 to 18 years of age in the year 2 000 California Department
of Finance 1977 and an average requirement of 65 ft2 per student

6 Residential Types 1 and 2 are assumed to be unattached single family
units Type 3 is assumed to occur in groups of 4 or less and Types 4
5 6 and 7 are assumed to occur in groups of 5 or more
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Table 12 ANNUAL EMISSIONS ASSOCIATED WITH THE OPERATIONAL PHASE OF
THE PROPOSED EASTLAKE COMMUNITY 1996

Source THC NOx
Emissions tons year

SO x CO TSP

Natural Gas
Combustion1

3 2 318 neg 7 9 0 1

Electrical
Generati on2

16 5 222 8 261 5 19 4 38 8

Vehicu1ar3

Exhaust
Trip Related

181 2
234 3

584 0 57 5 2 261 2
1 485 7

89 2

TOTAL 435 2 838 6 319 3 3 774 2 128 1

1 Based on emission factors for natural gas combustion presented in
Table 1 ultimate project bui1dout presented in Table 10 and

natural gas demand factors presented in Table 7

2 Based on emission factors for oil fired electricity generation presented
in Table 1 ultimate project bui1dout presented in Table 10 and
electrical demand factors presented in Table 7

3 Annualized emissions were derived from daily emissions presented in Table It
Annual emissions were based on the daily project related traffic of 89 763

trips day occurring on 260 days 5 day work weeks with 60 percent of
the weekday total traffic volume occurring during the remainder of the
year to account for weekends Average trip length was assumed to be 9
miles see Traffic Analysis Section
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Table 13 Construction Activity Predicted for 1996

Building Housing Gross Number Sq ua re

Type Acres of Units Footage

Offices1 3 45 000

Commerci all

Industria11 8 100 000

Schoo 1 7 1

Park 4 1

Residential 1 10 16

Residential 2 15 57

Residential 3 29 202

Residential 4 19 197

Res ident i a 1 5 9 146

Residential 6 3 5 86

Residential 7 1 45

TOTAL 108 5

1 East1ake General Development Schedule 1980
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Table 14 presents quantities types and horsepower requirements of

heavy duty equipment needed for construction activities in 1996 while Table 15

lists associated annual emissions Carbon monoxide would by far be the

pollutant emitted in the largest quantities followed by total suspended
particulates largely due to fugitive dust from grading and earthmoving
operations nitrogen oxides and total hydrocarbons Sulfur oxide emissions

would be fairly insignificant

Emissions resulting from the operation of the proposed community can be

characterized as resulting from two types of activities sources the combus

tion of fuel for heating cooking electrical generation etc and residents

automobiles Based on the amount of development projected by 1996 presented
in Table 13 the average energy useage for the respective facilities as

listed in Table 7 and emission factors Table 1 Tables 11 and 12 present

emi ss ions associ ated with the operat i on of the proposed Eastl ake communi ty

Table 15 summarizes annual emissions associated with construction and

ope rat i on of the community Operat ion re1 ated act i vi ties woul d resu1 tin

cons iderab ly more emi ssi ons than woul d construct ion Mobil e sources res i

dents automobiles would generate higher levels of all pollutants except for

sulfur oxides than would stationary sources associated with natural gas

combustion and the generation of electricity The highest level of sulfur

oxides would result from oil fired plants used for producing electricity
The pollutant produced in the 1 argest quant it i es duri ng construct ion and

operation activities in 1996 would be carbon monoxide whose level is more

than 4 1 2 times that of the second highest pollutant nitrogen oxides

4 Summary of Emissions

Table 15 summarizes the amount of pollutants generated during each phase
of the project under consi derat ion construct i on 1993 ope rat ion 1999

and combined construction operation activities 1996 The largest quantities
of pollutants would occur during the operation phase followed by the combined

construction operation period In relation to the other two phases of the

project construction activities in 1993 would result in a relatively small

amount of emissions

In all phases carbon monoxide is by far the pollutant emitted in the

largest quantities Vehicles are a major source of most pollutants particul
arly carbon monoxide The largest portion of sulfur oxides are due to oil

fired electrical generating units Finally fugitive dust emissions during
construction due to grading and earthmoving operations account for the

majority of total suspended particulates during those phases

B Impacts

Two types of air quality impacts could potentially result from the

emissions associated with construction and operation of the Eastlake commun

ity First short term 24 hour or less impacts would result from localized

emissions and meteorological conditions in the immediate project vicinity
and would affect only limited geographical areas Secondly long term impacts
woul d be caused as the pollutants generated in the communi ty are di spersed
throughout the air basin
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The short term impact most likely to OCcur would be that of carbon monoxidefrom automobile emissions Long term impacts if any would be due to thegeneration of electricity used in the community
The phases during which potential impacts could occur would be construction 1993 operation of the proposed community 1999 and combined construction operation activities 1996 However since the largest quantitiesof pollutants would occur during the year of full operation 1999 potentialimpacts which may occur during that period will be evaluated
In addition to a difference in the amount of pollutants generated duringphases of the project a distinction can be made in the types of emissionSources The Sources of emissions would be mobile heavY duty constructionequipment or workers and residents vehicles or stationary the combustionof fuel and consumption of electricity in boilers furnaces turbines waterheaters etc In general mobile emission sources generate the largestquantities of pollutants

1 Construction Phase Impacts 1993

The construction of the proposed project may have a temporary minorimpact on air quality in the immediate vicinity of the project site Impactswill be due primarily to emissions from the construction equipment Localizedparticulate matter and nitrogen oxide emissions may result in short termviolations of state and federal primary air quality standards during theconstruct ion period However these impacts because of their temporary andintermittent nature and the relatively low amounts of reactive emissionsare not expected to be significant In addition the emission sources wouldnot be located at a single point workers vehicles would travel between thesite and their place of residence and construction activity itself wouldoccur at several locations within the 3 073 acre development simUltaneouslyThus the magnitude of impacts should they Occur would be lessened due tothe distribution of the emission sources

2 Operation Phase Impacts 1999

a Short Term Impacts

Short term impacts if any would likely result from the large number ofvehicles associated with the project once operational Vehicular trafficwould be the largest source of all emissions except for sulfur oxideselectrical generation would account for the greatest amount of SOx Vehicles are expected to produce large amounts of carbon monoxide Vehicleswould also generate a major portion of the nitrogen oxides emitted Basedon the traffi c ana lys is it was projected that the 1 argest volume of hourlytraffic and thus emissions would Occur on Otay Lakes Road

Environmental Protection Agency s air quality computer model HIWAY wasused to translate the calculated emissions into maximum CO and N02 concentration increments resulting from peak hour traffic A 0 1 kilometer 328feet segment of Otay Lakes Road was analyzed Emission inputs derivedfrom Table 8 were based on a maximum hourly flow of 1 070 vehicles alongthis road segment and upon the most recent vehicular emission factors The

l
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area just north of the road was chosen as a pollutant receptor site Mete

orological inputs utilized a relatively slow direct wind flow of 2 2 meters

per second 5 mi 1 es per hour and a mi xi ng hei ght of 200 meters These

conditions constitute a worst case situation and were selected in order to

lessen the possibility of underprediction of impacts

Air quality impacts were assessed by adding the estimated concentration

increments due to the proposed project to the existing ambient air quality in

the San Diego area and comparing these final projected concentrations to the

app 1 i cab 1 e federal and state ambi ent air qual i ty standards The computer
results incidate that the CO concentrations at a distance of 10 to 15 meters

from the roadway were approximately 2 2 ppm Based on the maximum one hour

concentration of 26 ppm of CO recorded downtown San Oiego in 1979 it is not

expected that any violations of the state one hour carbon monoxide standard

of 40 ppm or the federal primary one hour standard of 35 ppm would3 occur

Concentration increments of N02 were predicted to be over 550 ug m at 10

meters for a worst case situation The highest recorded N02 concentration of

26 pphm at Chula Vista has already exceeded the state one hour AAQS of 25

pphm Thus the predicted N02 increment could exacerbate this violation

It shou 1 d be noted however that N02 1 eve 1 s decrease at di stances further

than 10 meter away from the road and that the meteorological conditions

chosen were worst case

b Long Term Impacts

Project related long term impacts are difficult to assess since emis

sions would be from a variety of sources mobile and stationary and would

occur over a wide geographical area For example emissions from mobile

sources woul d occur throughout the East 1 ake communi ty as well as the San

Diego Air Basin Furthermore the majority of stationary source emissions

would result from the generation of electricity which would be provided by
utilities in the area Emissions associated with electrical usage therefore

woul d not occur at the Eastl ake community but woul d be di spersed throughout
a fairly large electrical grid system On this basis comparison of project
related emission with regional emissions in San Diego County is appropriate
in assessing impacts

Table 16 presents emissions projected to occur in the San Diego Air

Basin in 1990 By comparing regional emissions with those resulting from all

project related sources in the peak emission year 1999 it is evident that

emissions from the Eastlake community would be relatively small Hydrocarbons
and total suspended particulates resulting from the proposed project would be

less than one percent of those which are projected to occur throughout the

air basin Project related nitrogen oxides and carbon monoxide emissions

woul d be approxi mate ly 1 4 percent of those est imated to occur in the San

Diego Air Basin in the future Thus it is not expected that operation of

the Eastlake community would adversely impact regional air quality

3 Summary

Computer modeling has indicated that the only major pollutant of concern

during operation of the proposed facilities would be N02 emitted from 1 ight

duty vehicles during peak hour traffic Residences immediately north of Otay
Lakes Road could potentially be subject to elevated N02 levels
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It is not expected that stationary source emissions would have a signi
ficant impact on ambient air quality levels

IV litigation

Emissions of particulate matter fugitive dust during construction may
be greatly all evi ated by twi ce per day spri nk 1 i ng Motor vehi c 1 e use woul d

be the major cause of air quality impacts resulting from the operation of the

proposed project Although the following types of measures to reduce vehicul

ar travel may be beyond the power of the app 1 i cant to enforce i ncent ives

and encouragement could result in a significant reduction in emissions from

employee vehicles Potential measures would include

1 car and or van pooling
2 community operated commuter buses and

3 phasing of work shifts to minimize peak hour emissions

It is not expected that stationary source emissions would require
mitigation since the predicted concentration increment would be small
However a number of measures do exist to reduce natural gas and electrical

consumption thereby reducing stationary emissions These measures include

installation of water heater and building insulation utilization of solar

technologies for heating and hot water requirements designing of residences

and buildings to maximize the use of sun and shade for heating and cooling

24



REFERENCES

Eastlake General Development Schedule 1980

City of Los Angeles Department of Airports Rockwell International Aircraft

Assembly Plant in the Palmdale International Airport Complex 1980

San Diego County Air Pollution Control District SDAPCD and Comprehensive
Planning Organization CPO Regional Air Quality Strategy 1978

South Coast Air Quality Management District SCAQMD Air Quality Handbook for

Environmental Impact Reports 1980

U S Environmental Protection Agency EPA Compilation of Air Pollutant Emission

Factors AP 42 1975 1980

User s Guide for HIWAY a Highway Air Pollution Model 1975

25



EASTLAKE DRAFT

ENVIRONMENTAL IMPACT REPORT

City of ChuIa Vista Case Number EIR 81 03
State Clearinghouse Number 80121007

APPENDIX C

TRAFFIC IMPACT STUDY

EASTLAKE PLANNED COMMUNITY

c



EASTLAKE DRAFT
ENVIRONMENTAL IMPACT REPORT

City of Chula Vista Case Number EIR 81 03
State Clearinghouse Number 80121007

APPENDIX D

FISCAL EFFICIENC Y ANA YSIS
EASTLAKE PLANNED COMMUNITY

0
0



City of Chula Vista

Planning Department Revisions

Eastlake Fiscal Analysis

Alfred Gobar Associates Inc completed a Fiscal Efficiency Analysis of the proposed
Eastlake Planned Community in March 1981 which was revised in September 1981

That report follows this discussion

The Chula Vista Planning Department Staff made several changes to the analysis and

arrived at the revenues and costs outlined in Table A which supercedes Exhibit II I of

the attached report Page 10 The differences between the calculations are a result of

the use of actual budget figures by the City rather than the earlier projected budget
figures used by Alfred Gobar Associates Inc and a change in several assumptions

The two primary assumptions which were changed involved the calculation of personal
property tax and demand for commercial facilities Alfred Gobar Associates

calculated personal property tax revenues from Eastlake based on a relationship
between assessed value of personal property in Chula Vista to the total assessed value

of land and improvements Using this assumption personal property tax would

constitute 8 5 percent of the value of land and improvements in Chula Vista Since

more than 95 percent of personal property taxes come from commercial and industrial

properties the City Staff compared the personal property tax to commercial and

industrial market valuation 03 9 percent This factor was then applied to only the

commercial and industrial value within the Eastlake project area with a resultant

decrease in total personal property tax revenues from the project

The Fiscal Efficiency Analysis assumed that the increased retail expenditure potential
of future Eastlake residents would stimulate development of additional retail facilities

within the City of Chula Vista with associated revenue increases to the City The

Chula Vista staff believe it is more realistic to assume that at least 50 percent of the

excess demand could be accommodated by existing commercial establishments within

the City such as downtown the Chula Vista Shopping Center and the Broadway

Q o
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commercial strip Changing this assumption results in a reduction in revenue from ad
valorem taxes and business license taxes

Other valuations which were revised include an updated market value for real property
taxes of 1 399 726 000 from the County Assessor page 26 a January I 1981
population of 8l 375 page 33and a total of 202 miles of paved streets page 38
Additionally the revenues associated with the Park Land Acquisition and Development
Fund and the residential construction tax page 29 will likely not occur if the applicant
provides parks within the development for the City

The individual recalculations are not provided in this document but are available for
review at the City of Chula Vista Planning Department The revised total revenues and

costs are shown on Figure A



Table A

ANNUAL REVENUE AND COST SUMMARY EASTLAKE FISCAL IMPACT ANALYSIS

End of
Phase 1

End of
Phase 2

End of
Phase 3

Revenues

Property Tax

Development of Property
Additional Retail in City

Sales Tax
Business License Tax

Utility Users Tax

Franchise Tax

Real Property Transfer Tax
Per Capita Related Revenue

Total Revenue

Costs

Police Costs
Fire Costs Operating

Capital
Public Works Costs

Parks and Recreation Costs

Library Costs

Overhead Costs

Total Costs

Net Revenue

676 967 1 364 731 1 994 728
2 471 6 089 15 515

146 455 286 479 443 208

14 309 34 024 36 255
314 614 674 355 834 125

122 983 263 605 326 059

21 456 42 892 62 965

364 622 731 632 1 101 500

1 663 877 3 403 897 4 814 355

493 117 989 462 1 488 674
249 531 500 697 753 818

37 374 37 374 37 374
217 530 444 728 608 117
195 009 391 296 589 111
119 324 239 428 360 469

305 500 614 978 911 145

1 617 385 3 217 963 4 749 708

46 492 185 844 64 647

Source Alfred Gobar Associates Inc

City of Chula Vista Planning Department
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ALFRED GOBAR ASSOCIATES

CHAPTER I

I NTRODUCTI ON

This report describes the results of a projection of local

government revenues and costs associated with the phased development of

a 3 000 acre project the EastLake Planned Community to be annexed

to the City of Chula Vista in San Diego County The analysis involves

evaluation of the sources of revenues for local government derivative of

the development as planned and projection of the costs of providing

city services to the project This review helps to determine whether

the project would make a net positive fiscal contribution in terms of

ongoing operating revenues and expenditures exclusive of capital

improvements

The existing operating cost structure of the City of Chula Vista

based on the 1980 1981 budget was used as a basis for determining the

cost implications of providing City services to the proposed EastLake

Planned Community

Cities and other local government agencies are still in the process

of developing refined cost accounting techniques As a result it is

frequently necessary to make assumptions regarding cost implications of

expanding City services to accommodate new development It can be

argued that many City costs have the same general composition as costs

in industry They are composed of a fixed cost element which is

independent of the level of service provided by the agencies involved

In addition to the fixed cost element which is in independent of the

1



ALFRED GOBAR ASSOCIATES

level of service being provided there is a variable cost element which

is a direct function linear curvilinear or step wise of

incremental activity levels required by expanding service requirements

Theoretical studies however have indicated that with increased

levels of activity city budgets frequently increase faster than the

levels of activity i e there are negative economies of scale City
costs per capita are frequently more for larger cities than they are for

small cities One reason for this is the lack of comparability in the

levels of service provided by the various types of agencies in cities

throughout the Country For purposes of this report it was assumed

that city costs would increase by a direct linear function of the

increase in service requirements with no allowance for a fixed cost

variable cost production function i e the costs were calculated as

average costs including an allocation of fixed costs at the same rate as

is currently observed It could be argued that the true costs of

providing services to the EastLake Planned Community will be less than

the figures quoted in this report because of the incremental nature of

the services provided and therefore the assumption that no addition to

the fixed cost is implied

The EastLake project will be phased as shown in Exhibit I I All

figures in Exhibit I I are stated in 1980 1981 prices This is in order

to make the projections consistent with 1980 1981 City cost parameters

It could be argued that all values should be inflated including
the cost of providing city services Essentially however applying a

universal inflation factor to both costs and revenues results in the

0 c
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ALFRED GOBAR ASSOCIATES

same cost revenue ratio over time Since the anticipation of inflation

is itself a variable that at this juncture is an imponderable the

projections in this report were made in terms of 1980 1981 prices This

should result in consistent benefit cost ratios over time although the

absolute amounts will be altered because of the impact of inflation

The project plan was restructured into phases on the basis of

absorption projections provided by the client for each of the elements

in the product mix The changes in the product mix in each phase are

summarized in Exhibit I I which includes acreage figures population

estimates valuation data for the residential sector and projections of

the physical amount of nonresidential development implied by the phasing

assumptions described in Exhibit 1 2

3



ALFRED GOBAR ASSOCIATES

EXHIBIT I I

SUMMARY OF AMOUNT OF DEVELOPMENT AT END OF EACH PHASE
EASTLAKE CHULA VISTA

Item End of Ph ase 1 End of Phase 2 End of Phase 3

Residenti al
Units
Acres

3 906
574

107 127

7 838
1 098

11 800
1 721

Average Residential Value 104 427 107 315

Total Population

Employment Park
Acres

Square Feet

10 078 20 222 30 445

94
1 025 000

194
2 125 000

209
2 300 000

Office
Acres

Square Feet
10

170 000
31

507 000
31

507 000

Commercia 1
Acres

Square Feet
15

123 900

Community Facilities Acres 12

20

29
217 800

27

29
217 800

Schools Acres

Other Acres 375

93

779

2 251

27

113

944

Total Acres 1 100 3 073

Does not add due to rounding

Source Alfred Gobar Associates Inc based on information provided by
Cadillac Fairview Development Company

0
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EXHIBIT 1 2

ANALYSIS OF OEVELOPMENT BY PHASE
EASTLAKE CHULA VISTA

Average Absorption Year to

Residential Oevelopment Acres Owelling Units Price Rate Absorb

Ph ase I

Type 1 Estates Custom Homes 180 69 250 96 218 000 16 OuIYr 6 0

Type 2 Conv SFO 72 220 158 000 57 OuIYr 3 9

Type 3 Patio Homes 680 132 000 112 OuIYr 6 07

Cl uster SFA 216 504 115 000 82 Ou Yr 6 15

Mobile Manufacturing Homes 46 58 000 8 Ou Yr 5 75

Type 4 Condo lA 140 1 090 105 000 197 DuIYr 5 5

Type 5 Condo 8 45 500 5 OOO 146 Du Yr 3 4

Type 6 Condo C Jf 22 289 54 000 53 OuIYr 5 5

Condo 0 181 85 000 33 Ou Yr 5 5

Type 7 Condo E 10 201 72 000 30 DuIYr 67

Apartments 99 SO DOO 15 DuIYr 6 6

Total Residential 685 574 4 060 3 906 107 127 558 OuIYr 7 0

Acres Square Feet

Employment Park 66 94 726 3UO 1 025 000

Office 18 10 294 400 170 000

Commerci a1 14 IS 123 900

Community Facilities 12

Schools 20

Other 375

Total 1 190 1 100 1 144 600 1 318 900

Due to absorption rates used while a given amount of product is phYSically locateo in the Phase 1 area

absorption will overlap into more than one phase time period Figures in parentheses indicate portion
which will be absorbed in this time periOd only

5



Exhibit 1 2

Analysis of Development by Phase
Eastlake Chula Vista
Page 2

Average Absorption Year to
Residential Development Acres Dwelling Units Price Rate Absorb

Phase 2

Type 1 Estates Custom Homes 0 69 0 96 218 000 16 Ou Yr 6 0

Type 2 Conv SFD 102 310 158 000 57 Du Yr 5 4

Type 3 Patio Homes 183 132 000 112 Ou Yr 16
Cl uster SFA 59 135 115 000 82 DuIYr 17
Mabile Manufacturing Homes 12 58 000 8 Du Yr 15

Type 4 Condo II All 166 1 290 105 000 197 Ou Yr 6 5

Type 5 Condo 811 97 90 1 100 1 022 95 000 146 Du Yr 7 0

Type 6 Condo C 30 26 412 371 54 000 53 OuIYr 7 0
Condo 11011 258 198 85 000 33 Du Yr 7 0

Type 7 Condo E 15 12 269 210 72 000 30 Du Yr 7 0
Apartments 131 105 50 000 15 Ou Yr 7 0

Total Residential 469 524 4 100 3 932 101 744 562 Du Yr 7 0

Acres

143

13

15

15

73

404

1 132

Square Feet

mployment Park 100

21

14

1 573 700

212 600

93 900

1 100 000

337 000lffice

ommerc i a 1

ommunity Facil Hies

choo 1 s

lther

Total 1 151 1 880 200 1 530 900

Oue to absorption rates used while a given amount of product is physically located in the Phase 2 area

absorption will overlap into more than one phase time period Figures in parentheses inoieate portion
which will be absorbed in this time period only

r
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Exhibit 1 2

Analysis of Development by Phase

Eastl ake Chu1a Vista

Page 3

Average Absorpt i on Year to
Residential Development Acres Dwelling Units Price Rate Absorb

Phase 3

Type 1 Estates Custom Homes 0 42 0 58 218 000 16 DuIYr 3 6

Type 2 Conv SFD 120 370 158 000 57 Du Yr 6 5

Type 3 Patio Homes 907 132 000 112 DuIYr 8 1
C1 uster SFA 284 671 115 000 82 DuIYr 8 2
Mobile Manufacturing Homes 62 58 000 8 DuIYr 7 8

Type 4 Condo A 95 720 105 000 197 DuIYr 3 7

Type 5 Condo Bn 58 65 700 778 95 000 146 DuIYr 5 3

Type 6 Condo C 10 14 129 170 54 000 53 DuIYr 3 2
Condo II D 81 141 85 000 33 DuIYr 4 3

Type 7 Condo E 0 3 0 59 72 000 30 Du Yr 2 0

Apartments 0 26 50 000 15 Du Yr 17

Total Residential 567 623 3 640 3 962 113 027 483 DuIYr 8 2

Acres Square Feet

Employment Park 0

Office 0

Commercial 0

Community Facilities 0

Schoo 1 s 20

Other 165

Total 752

15 o

o

175 000

o

823 o 175 000

Due to absorption rates used while a 9iven amount of product is physically located in the Phase 3 area

absorption will overlap into more than one phase time period Figures in parentheses indicate portion
which will be absorbed in this time periOd only

7



ALFRED GOBAR ASSOCIATES

CHAPTER II

SUMMARY AND CONCLUSIONS

1 At completion the EastLake project will constitute an increase in

assessed value for the City almost equivalent to the City s current

assessed value stated in terms of 1980 1981 prices The

population increase derivative of the completion of the EastLake

project however is expected to be 30 445 persons In essence

therefore the assessed value or tax base for ad valorem taxes

will be increased by nearly 100 0 percent while the population to

be serviced will be increased by only 36 0 percent The per capita

tax base in the EastLake project will be only l 9 times that of

Chula Vista at present due to the lower tax rate applicable to

annexed territories The expensive housing to be developed in the

EastLake project implies a higher income population than is typical

of Chula Vista residents at present generating the potential for

higher than average per capita revenues from taxable retail sales

As a result of these factors the potential City revenue derived

from this project is expected to exceed the anticipated increase in

City cost despite the conservative treatment of EastLake s

contribution to ad valorem taxes At the end of phase 1 the

surplus City revenue derivative of the project is expected to

average 76 729 per year in 1980 1981 prices At the end of the

second phase the ongoing excess of revenues over City costs

attributable to the EastLake project is expected to amount to

c
Q r
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ALFREDGOBAR ASSOCIATES

243 765 per year By the completion of the third phase revenues

to the City are expected to exceed the cost of providing City

services by 184 290 stated in terms of 1980 1981 prices

2 The benefit cost ratio at the end of the first phase is expected to

be 1 05 1 By the completion of the second phase of the project

the benefit cost ratio will have risen to 1 08 1 At the

completion of the third phase the benefit cost ratio will drop to

1 04 1 as a result of a more rapid increase in population than the

increase in nonresidential facilities during the completion of the

third phase

3 No allowance was made for capital improvement budgets either for

the City or for the applicant The one exception is an allowance

for defined capital improvements required for fire protection

Negotiations between the City and the applicant will eventually

define the applicable level of capital improvements and the

incidence as reflected in debt service responsibility

9
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EXHIBIT II I

ANNUAL REVENUE AND COST SUMMARY EASTLAKE FISCAL IMPACT ANALYSIS

End of End of End of
Ph ase 1 Ph ase 2 Phase 3

Revenues

Property Tax

Development of Property 721 007 1 449 318 2 131 355
Additional Retail in City 6 877 16 974 43 252

Sal es Tax 146 455 286 479 443 208
Business License Tax 14 490 34 476 37 407
Ut 11 i ty Users Tax 316 280 678 466 844 608
Franchi se Tax 104 349 223 894 278 721
Real Property Transfer Tax 37 256 74 476 109 330
Per Capita Related Revenue 360 289 722 937 1 088 409

Total Revenue 1 707 003 3 487 020 4 976 290

Costs

Police Costs
Fire Costs Operating

Capital
Public Works Costs
Parks and Recreation Costs

Library Costs
Overhead Costs

Net Revenue

496 342 995 934 1 499 416
252 454 506 561 762 647

37 374 37 374 37 374
202 185 413 356 565 219
195 312 391 902 590 024
117 913 236 597 356 207
328 694 661 531 981 113

1 630 274 3 243 255 4 792 000

76 729 243 765 184 290

Total Costs

Benefit Cost Ratio Excluding possible
additional capital Costs 105 100 1 08 100 104 100

Source Alfred Gobar Associates Inc
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CHAPTER III

EASTLAKE FISCAL IMPACT ANALYSIS

Revenue

1 Property Tax Since the passage of Proposition 13 it has become

more difficult to calculate the amount of property tax revenue that a

city is likely to receive as the result of new development In the 1980

1981 budget for the City of Chula Vista property tax revenue amounts to

3 149 620 The assessed value implicit in the 1980 1981 budget is

389 642 337 The implied property tax rate resulting from a

comparison of these two figures is 0 8083 100 assessed value This

amounts to 20 2 percent of the overall tax of 1 0 percent of market

value

However in the case of annexed property the County of San Diego

has recently reached an agreement with the cities located in San Diego

County regarding the share of property tax revenue that is allocable to

individual cities when an unincorporated area is annexed This

agreement will govern the distribution of property tax generated by the

EastLake property once it is annexed into the City of Chula Vista The

calculations on which this property tax will be based are presented in

Exhibit III I The City s share of the property tax revenue amounts to

an equivalent 0 5524 100 assessed valuation For undeveloped

property this tax applies only to the incremental growth in tax

revenues after annexation which occurs by reason of increased assessed

See adjusted assessed value figure in Appendix A
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valuation or the 2 0 precent per year increase in valuation of property

permitted under Proposition 13 Since this analysis is being carried

out in current dollars excluding the impact of inflation only the

increment caused by the increased assessed valuation is relevant in

terms of the City s property tax base

As shown below the market value projected in 1980 1981 dollars at

the completion of phase 1 for the EastLake project will be 486 541 562

In addition to the real estate values which constitute a tax base

element an allowance was made for taxes on personal property associated

with the real estate development Currently personal property

constitutes 8 5 percent of the value of land and improvements in the

City of Chula Vista This is based on the relationship between assessed

value of personal property 34 152 585 to the total assessed value of

land and improvements 404 928 968 in fiscal 1980 81 Appendix A

The same factor was applied to the projections for the EastLake project

This results in total market value in the EastLake project at the end of

phase 1 of 527 897 595 By the end of phase 3 the implicit value of

the program planned for the EastLake project suggests an overall market

value in 1980 1981 prices of 1 549 134 790 or an assessed value of

387 283 698 Comparing this figure with the current assessed value of

the City of Chula Vista suggests that the project will nearly double the

current assessed value of the City

In order to determine the incremental assessed value and

therefore the incremental ad valorem taxes derivative of the

development of the EastLake project it is necessary to deduct the

r

l
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current assessed value of the site These calculations are as shown

below

End of
Phase I

Market Value of Project

Residential

Employment Park
Office
Commerci al

418 438 062
43 050 000
17 000 000

8 053 500

486 541 562Total

Personal Property
currently 8 5 of

land and improve
ment in City 41 356 033

Total 527 897 595

Assessed Value 131 974 399

Ded uct Current
Assessed Value

Property
of

1 451 857

Increment a 1
Assessed Value 130 522 542

Net Property Tax
Revenue 721 007

Annual Revenue
End of
Phase 2

End of
Phase 3

818 498 826 1 266 317 000
89 250 000 96 600 000
50 700 000 50 700 000
14 157 000 14 157 000

972 605 826 1 427 774 000

82 671 495 121 360 790

1 055 277 321 1 549 134 790

263 819 330 387 283 698

1 451 857 1 451 857

262 367 473 385 831 841

1 449 318 2 131 355

The figures above suggest that the net property tax revenue

expected as a result of the program as outlined will reach 2 131 355 a

year in 1980 81 dollars at the end of phase 3 This figure is equal

to about two thirds the current revenue from this source for the

existing tax base in the City of Chula Vista 3 149 620 a year

2 Sales Tax Revenue The sales tax revenue potential resulting from

the development and occupancy of the EastLake project is a function of

As per 1980 1981 tax bills

0 5524 100 assessed value

13



ALFRED GOBAR ASSOCIATES

the number of households in the project their income level their

retail expenditure potential and the portion of their total retail

expenditures which are made within the City of Chula Vista An analysis

of the average housing value for each phase provides a basis for

estimating the income of the households that constitute the population

to absorb the units Generally the average annual income for buyers of

the product being planned for the EastLake project will be in the

35 000 a year range Households in this income range typically spend

21 0 percent of their income for taxable retail purchases This

percentage is based on the Consultant s calculation of the distribution

of expenditures by income group reported in the Consumer Expenditure

Survey Integrated Diary and Interview Survey Data 1972 73 published

by the U S Department of Labor Bureau of Labor Statistics 1978

Bulletin 1992 These calculations result in an estimate of total

retail expenditure potential supported by the anticipated population of

the EastLake project as shown below

End of End of End of
Phase 1 Phase 2 Phase 3

Average Housing Value 107 127 104 427 107 315

Assume Average
Income 35 709 34 809 35 772

Average Annual Spending
for Taxable Items
210 7 499 7 310 7 512

Total Annual Taxable
Retail Expenditure
Potent i a 1 29 291 094 57 295 780 88 641 600

Because of the high income profile dictated by the cost of housing

anticipated for the EastLake project the population will include many

6
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consumers who will make substantial portions of their retail

expenditures outside the City limits of Chula Vista In order to be

conservative we have assumed that 50 0 percent of the total retail

expenditure potential resulting from the assumptions shown above will be

made within the City of Chula Vista This is a conservative estimate

In the 1975 Special Census 78 0 percent of Chula Vista s residents

indicated that they shopped within the City of Chula Vista for purposes

other than groceries sundries etc The proximity of the site to

Bonita Plaza however suggests that there will be an outleakage of

retail expenditure potential of the population of the EastLake project

As a result the 50 0 percent outleakage assumption is probably a

reasonable estimate for purposes of these projections if not

conservative

City revenue resulting from the City s 1 0 percent share of total

taxable retail sales within the City is therefore as follows

At the end of Phase 1 146 455 a year

At the end of Phase 2 286 479 a year

At the end of Phase 3 443 208 a year

Another approach to estimating the retail sales tax revenue to the

City is to analyze the commercial development planned for the site and

project the revenue potential on the basis of anticipated sales per

square foot The phasing of the commercial development at the site will

involve 123 900 square feet during phase 1 rising to 217 800 square

feet in phases 2 and 3 At average sales of 135 per square foot which

is conservative and on the assumption that 63 0 percent of the total
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sales volume is taxable the total taxable retail sales implied by
123 900 square feet of commercial development is 10 537 695 a year

producing 105 377 a year of tax revenue to the City When the

commercial phases are completed the tax revenue to the City from the

commercial development alone will amount to 185 239 per year in 1980

1981 prices

This basis for estimating produces an expectation that the

commercial facilities within the project itself will constitute 72 0

percent of our estimate of the total sales tax revenue to the City

resultin9 from the expenditures of new residents by the end of phase 1

64 7 percent of the total sales tax revenue projected to the City as a

result of the site population s expenditures by the end of phase 2 and

41 8 percent of the total retail sales tax revenue to the City projected

as a result of expenditures of the project s population by the end of

phase 3 This suggests therefore that other stores in Chula Vista

will benefit from the additional retail sales expenditures of the

EastLake project If indeed this is the case which appears to be a

conservative assumption it will stimulate the development of additional

retail facilities within the City of Chula Vista

3 Property Tax Revenue from Additional Retail Space Induced by an

Expanded Consumer Support Base

The total taxable retail sales derivative of the increased

population implied by the development of the EastLake project

These assumptions are based on a theoretical mix of stores most likely
to be found on this type of center sales figures by type of store from
the Urban Land Institute s Dollars and Cents of Shopping Centers 1978
inflated to 1980 1981 dollars and information from the California Franchise
Tax Board regarding typical percentages of sales which are taxable for
food stores drug stores etc

ost
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which will be spent in the City of Chu1a Vista but which will not be

absorbed by the retail outlets built within the project itself will

amount to 4 1 million per year at the end of phase 1 10 12 million at

the end of phase 2 and 25 8 million at the end of phase 3

On the assumption that taxable retail sales per square foot will

average 85 per year the expenditure of EastLake residents at retail

sites in the City of Chu1a Vista but outside the limits of the project

itself supports the following amounts of additional retail development

within the City limits of Chu1a Vista but outside the EastLake project

At the end of Phase 1 48 328 square feet

At the end of Phase 2 119 106 square feet

At the end of Phase 3 303 493 square feet

If the market value per square foot of additional retail space

developed in response to the expenditure potential of the Eas Lake

residents is valued at 65 per square foot the implicit market value of

additional retail space the development of which is induced by the

expenditures of EastLake residents is as follows

At the end of Phase 1 3 1 million

At the end of Phase 2 7 7 million

At the end of Phase 3 19 7 million

Adjusting these data to include an allowance for taxable personal

property using an 8 5 percent factor which is low as it is an overall

average for all types of development not just commercial produces an

estimate of the assessed value implied by this element of retail

development as follows
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At the end of Phase 1 852 083

At the end of Phase 2 2 099 988

At the end of Phase 3 5 350 961

Applying an implicit tax rate of 0 8083 100 assessed value that

applicable within the current City limits of Chu1a Vista based on the

1980 81 budget produces total annual revenue potential from this source

as follows

At the end of Phase 1 6 887 a year

16 974 a year

43 252 a year

At the end of Phase 2

At the end of Phase 3

In addition to the sales tax revenue and ad valorem tax revenue

derivative of both the on site development for commercial facilities and

the potential increases in the off site retail sector induced by the

expenditures of the residents of the projects new business supported by

the expenditures of project s residents will also generate business

1 i cense taxes

It could be argued that the increased retail expenditure potential

represented by the residents of EastLake will simply be a net benefit to

existing merchants This is not likely to be the case since the

increased population base will also increase the threshold levels of

consumer support within the general trade area permitting more types of

retail establishments to be feasible Actually there should be a

greater than one to one relationship between increase in consumer

expenditure potential and the increase in facilities for a community

that already has achieved the threshold population level of Chula

0
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Vista s trade area This argument is reinforced by comparison of

taxable retail sales per establishment in Chula Vista vis a vis San

Diego County as a whole Exhibit 111 2 In all but four categories

Chula Vista s retail establishments enjoy higher sales per establishment

than is true for the County as a whole suggesting that there is not a

substantial amount of excess capacity within Chula Vista s existing

retail sector As a result it is defensible to argue that there is a

one to one relationship at least between increases in the retail trade

area support base and increases in the taxable value of retail

facilities within the City of Chula Vista on the basis of the

assumptions used which appear to be realistic

4 Business License Taxes Business license tax assessments in Chula

Vista are based on a fee of 25 per establishment plus 3 per employee
The size distribution of firms in San Diego County shows an ave age of

8 9 employees per firm for office type users 20 4 employees per firm

for industrial companies and 12 8 employees per establishment for

retail firms

The scale of nonresidential development within the EastLake project

implies smaller users than is typical of the County as a whole For

purposes of this project we have assumed the following size

distribution of tenants in nonresidential elements in the EastLake

project

Employees
Square Feet

Per Firm

Offices
Industri al
Retai 1

6 7
10 2
9 6

1 500
5 700
5 500

U S Department of Commerce Bureau of the Census County Business
Patterns 1978

19



ALFRED GOBAR ASSOCIATES

The nonresidential development plan for the EastLake project

implies a distribution of office tenants and office employment as shown

below

End of End of End of
Phase 1 Phase 2 Phase 3

Number of Office
Firms 113 3 338 0 338 0

Number of Office

Employees 760 2 265 2 265

The employment figures thus derived are higher than those projected

by other Consultants however the higher estimates are felt to be more

realistic based on this Consultant s experience and data sources

regarding typical densities of employees

The average business license revenue per firm in the office

portions of the EastLake development is 45 10 suggesting total office

user business license revenues as follows

At the end of Phase 1 5 110 per year

15 244 per year

15 244 per year

At the end of Phase 2

At the end of Phase 3

In an analogous fashion the projection of taxable industrial

businesses in the EastLake project itself for each of the three phases

is as shown below

End of End of End of
Phase 1 Phase 2 Phase 3

Number of Industri al
Firms 89 9 186 4 201 8

Number of Industrial

Employees 1 834 3 803 4 116

The Environmental Data Base page 52
Partially based on the Regional Land Use Forecasting System prepared

by the Consultants for the San Diego County Comprehensive Planning
Organization in March 1969

d
r
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This distribution of taxable entities produces an estimated tax

revenue of 86 20 per year per firm from business license assessments

The revenue generated for the City as a result of this element is as

f011 ows

At the end of Phase 1 7 750 per year

16 068 per year

17 395 per year

At the end of Phase 2

At the end of Phase 3

The retail development plan for the EastLake project will support

the number of firms and employees shown below

End of End of End of
Phase 1 Phase 2 Phase 3

Number of Retai 1
Firms 22 6 39 6 39 6

Number of Retai 1

Employees 216 3 380 2 380 2

The business license revenue applicable to this distribution of

taxable entities averages 53 80 per establishment generating the

following revenue potential from business licenses related to retail

development within the EastLake project

At the end of Phase 1 1 212 per year

At the end of Phase 2 2 131 per year

2 131 per yearAt the end of Phase 3

In addition the retail expenditures of EastLake residents in

stores other than those located on the site itself will support an

increase in the number of retail firms in Chula Vista as shown below
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End of End of End of
Phase I Phase 2 Phase 3

Retail Square Footage
Off site 48 328 119 106 303 493

Number of Retail Firms
Off site 6 6 16 3 416

Number of Retai 1 Employees
Off site 84 5 208 6 532 5

The revenue from business license assessments from this source will

average 63 40 per firm generating the following distribution of

business license revenue from this source

At the end of Phase 1 418 per year

At the end of Phase 2 1 033 per year

At the end of Phase 3 2 637 per year

In total business license taxes will generate the following

revenue to the City

At the end of Phase 1 14 490 per year

At the end of Phase 2 34 476 per year

At the end of Phase 3 37 407 per year

5 Utility Users Tax The uti 1 itY tax in Chula Vista currently is

based on a charge of 0 0025 per KWH for electricity 0 00919 per therm

for natural gas and 5 0 percent of the gross billing for telephone

usage

Residential use of electricity averages 425 KWH per unit per month

or 5 100 KWH per year producing a revenue potential of 12 75 per unit

per year from electricity taxes Gas usage averages 70 therms per unit

San Diego Gas and Electric Company estimates

0
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per month or 840 therms per year producing revenue of 7 72 per unit

per year In total these two sources of revenue will generate

approximately 20 47 in utility user taxes per unit per year for the

City of Chula Vista

Applying this revenue estimate to the number of units expected to

be completed and occupied at the end of each phase produces the

following revenue estimate from utility user taxes on gas and

electricity related to the residential elements within EastLake

At the end of Phase 1 79 956 per year

At the end of Phase 2

At the end of Phase 3

160 444 per year

241 546 per year

Retailers use of gas and electric energy is estimated to be 15 KWH

per square foot per year and 0 75 therms per square foot per year

Applying the tax rates noted above to these usage figures esti ated by

the San Diego Gas and Electric Company produces an estimate of utility

users tax revenue to the City of Chula Vista of 0 0444 per square foot

per year for retail commercial establishments

The City revenue potent i a1 from this source is as fo 11 ows

At the end of Ph ase 1 5 501 per year

9 670 per year

9 670 per year

At the end of Phase 2

At the end of Phase 3

Analysis of utility usage by the City of Los Angeles shows an

estimate of electric and gas usage for office space of 34 2 KWH per

square foot per year and 0 042 therms per square foot per year

Application of the appropriate tax rate to these utilization figures

City of Los Angeles EIR Manual for Private Projects August 1975

SDG E had no usage estimates for office or industrial projects
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generates an estimate of City revenues from this source of 0 0859 per

square foot per year from office tenants The total square footage of

office space planned for the EastLake project supports an estimate of

revenue from this source as follows

At the end of Phase 3

14 603 a year

43 551 a year

43 551 a year

At the end of Phase 1

At the end of Phase 2

Analysis of utility usage by industrial firms as estimated by the

City of Los Angeles suggests that a reasonable average for light

industrial users in multi tenant facilities is 50 1 KWH per square foot

per year of electrical usage and 0 40 therms per square foot per year of

natural gas consumption Applying the utility tax rates noted above to

these utilization estimates supports an estimate of City revenue from

this source of 0 12562 per square foot per year from industrial use of

electric and gas utilities

The industrial development planned for the EastLake project will

therefore generate the following utility users tax flows to the City

of Chu1a Vista

At the end of Phase 1 128 761 per year

266 943 per year

288 926 per year

At the end of Phase 2

At the end of Phase 3

In addition the induced development of retail facilities in Chu1a

Vista but outside the limits of the EastLake project responding to the

expenditure potentials of EastLake residents generates an additional

source of utility users tax revenue as follows

6
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At the end of Phase 1 2 145 per year

At the end of Phase 2 5 288 per year

At the end of Phase 3 13 476 per year

The revenue from taxes on telephone bills was projected on the

assumption that the average residential bill is 20 per month per unit

the average commercial establishment telephone bill is 50 per month per

firm and the average office and industrial establishment telephone bill

is 300 per month per firm

Applying the 5 0 percent telephone usage tax to the anticipated

number of residential units commercial firms and office and industrial

tenants implied both by the development on site and the induced

development off site within the City of Chula Vista supports an estimate

of revenue potential from th i s source as fo11 ows

At the end of Phase 1 85 314 per year

At the end of Phase 2 192 570 per year

At the end of Phase 3 247 440 per year

In total utility taxes wi 11 generate the fo11 owi ng revenues to the

City

At the end of Phase 1 316 280 per year

At the end of Phase 2 678 466 per year

At the end of Phase 3 844 608 per year

6 Franchise Taxes In addition to the direct utility user taxes the

City imposes a franchise tax on utility suppliers which in the 1980 81

budget is equivalent to about 33 33 percent of the total direct utility

users taxes The franchise tax revenue therefore can be interpreted
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as a function of the aggregate utility users tax revenue producing the

following estimates of franchise tax revenue to the City of Chula Vista

At the end of Phase 1 104 349 a year

At the end of Phase 2 223 894 per year

At the end of Phase 3 278 721 per year

7 Real Property Transfer Taxes in Chula Vista relate to the value of

the property being transferred market value In the 1980 81 City

Budget real property transfer taxes were estimated at a total of

110 000 The assessed value in the City reported for the same budget

period is 389 642 337 implying a market value of 1 558 569 348 The

projected 110 000 revenue from property transfer taxes represents

00070578 times market value By the end of phase 3 the implicit

market value for the program planned for the EastLake project is

1 549 134 790 Applying this ratio to the projected market value

suggests property transfer tax revenues of 109 330 a year It can be

argued that multiplying the City of Chula Vista s current assessed value

by four to achieve market value understates the market value because of

the assessment rollbacks of Proposition 13 On the other hand studies

of buyer profiles at new tracts in Orange County and San Diego show a

much higher turnover rate for new home buyers than is true for resale

housing This is principally due to the broad differential between

interest rates on existing mortgages in housing that has been owned for

a long time as compared with housing acquired fairly recently We can

expect therefore that the new product in the EastLake project will

turn over significantly faster than the average turnover rate in Chula

See adjusted assessed value figure in Appendix A
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Vista composed of an integral of both new and resale real estate values

It is justifiable on this basis therefore to use an even higher

estimate of City revenue from real property transfer taxes as applied to

the EastLake project To be conservative the Consultants have elected

to use the lower estimate

Using this ratio in relationship to the assessed value implied by

the development program planned for EastLake suggests the following

revenue potential from real property transfer taxes

At the end of Phase 1 37 256 per year

At the end of Phase 2 74 476 per year

At the end of Phase 3 109 330 per year

8 Per Capita Related City Revenues Many City functions involve user

fees One way to estimate the revenue from this source is to calculate

the existing level of such fees in relationship to the current

population of the City In addition some City revenues are distributed

from other taxing agencies on a per capita basis The elements that are

most effectively calculated on a per capita basis include the following
amounts based on the 1980 81 Budget

Animal Licenses

Bicycle Licenses
Fine Forfeitures and Penalties
Alcoholic Beverage Licenses
Motor Vehicle Licenses

Cigarette Taxes
Animal Shelter Fees and Charges
Swimming Pool and Recreation Fees
Gas Tax Funds

Total

50 000
6 100

342 500
39 500

1 480 800
251 015
28 100
67 500

725 100

3 020 615

As no California Department of Finance population estimate for

January 1 1981 was available at the time this study was prepared the
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Consultant estimated the population of Chula Vista as of January 1 1981

to be 84 500 persons suggesting that these revenue sources average

35 75 per capita

Applying this revenue potential per capita to the estimated

population derivative of the residential development of the EastLake

project produces the following revenue estimates

At the end of Phase 1 360 289 per year

At the end of Phase 2 722 937 per year

At the end of Phase 3 1 088 409 per year

9 Total Revenue The total ongoing revenue potential to the City of

Chula Vista implied by the assumptions described above but excluding an

allowance for non recurring revenues such as those associated with

building permits plan check fees engineering fees etc is

therefore as follows

At the end of Phase 1 1 707 003 per year

At the end of Phase 2 3 487 020 per year

At the end of Phase 3 4 976 290 per year

In addition to the ongoing flows of revenue described above the

development of the EastLake project as pl anned wi 11 generate significant

non recurring cash flows Building permit fees plan check charges

engineering fees etc have been treated as covering costs of

development services and are not calculated separately due to the

preliminary nature of the plans for EastLake The non reimbursed costs

in the planning building and engineering functions have been treated as

overhead as described in the following section of the report

I
0
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The Park Land Acquisition and Development Fund is expected to

receive 1 176 850 over the span of the development as a result of the

current fee structure for this source This revenue is allocated for

the capital costs of developing new parks and recreation areas within

the development

The residential construction tax will on the basis of the planned

development program for the site produce non recurring revenue of

4 767 500 This revenue is available for capital improvement programs

in the City

The Traffic Signal Fund is imposed on the basis of 7 00 per ADT

likely to be generated by the development Application of this

coefficient to the estimated ADT reported in the traffic portion of the

ErR produces an estimate of a total potential non recurring revenue for

the Traffic Signal Fund of 1 050 560 This amount will cover all

capital costs of traffic signals associated with development of the

project as planned

City Costs

1 Police costs in the City of Chula Vista are allocated on a per

capita basis In the 1980 1981 budget total police costs are projected

to amount to 4 161 530 or 49 25 per capita

Applying this cost per capita figure to the anticipated population

derivative of the development of the EastLake project as planned

suggests the following costs to the City of providing police services to

the project

Using January 1 1981 population estimate of 84 500
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At the end of Phase 1 496 342 per year

At the end of Phase 2 995 934 per year

At the end of Phase 3 1 499 416 per year

Officials in the City of Chula Vista Police Department do not

anticipate that the additional police service requirements imply a need

for extensive capital improvements directly attributable to the EastLake

project itself

2 Fire protection costs The City of Chula Vista currently allocates

fire department operating costs on a per capita basis The operating

budget for the fire department in the City s 1980 1981 budget is

2 116 410 or 25 05 per capita

Applying this cost coefficient to the population anticipated as a

result of residential development in the EastLake prlject suggests the

following fire protection costs attributable to the project itself

At the end of Phase 1 252 454 a year

At the end of Phase 2 506 561 per year

At the end of Phase 3 762 647 per year

Development of the EastLake project may requirement construction of

a new fire station in the EastLake area at some point during the

development phasing The estimated cost of the additional facility is

350 000 200 000 for the structure and 150 000 for equipment

Although the new facility will probably not be developed until after

completion of phase 1 of the development program the debt service

required to amortize a 350 000 capital improvement was allocated evenly

across all three phases The average cost of debt service for the
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350 000 capital improvement on the assumption of 20 year debt maturity

at 10 0 percent interest is 37 374 per year

3 Public Works The primary public works cost element on an ongoing

basis is for street maintenance including a pro rata allowance for

engineering administration Allowances were also made for traffic

signal and street light maintenance as well as for street tree

maintenance There is a possibility that street light maintenance will

be provided by a special district encompassing the EastLake project In

order to be conservative however the full cost of public works

services to be provided to the project has been allocated to the project

at this stage in the analysis

Currently the total amount in the 1980 81 budget for the City of

Chula Vista for the services described above is 1 932 055 a year

Exhibit 111 3 to provide services to over 215 miles of paved streets

This averages 8 986 per street mile per year The cost of providing

public work services to the roads and streets in the EastLake project

are likely to be somewhat less than the average for the City of Chula

Vista because newly developed areas do not have as many trees to

maintain In order to be conservative however the full cost was

allocated on the basis of 8 986 per mile

The project as planned wi 11 ultimately involve as est imated 62 9

mil es of streets and road s requiring Public Works Department

maintenance Not all of the streets will be completed however until

the completion of phase 3 The public works costs assignable to the

Street mileage projected in 1980 1981 Budget
Estimated by Consultants based on average street densities and

projected land use mix in the development
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project therefore rise as the project matures and amount to the

following

At the end of Phase 1 202 185 per year assumes 22 5 mil es

of streets

At the end of Phase 2 413 356 per year assumes 46 0 miles of

streets

At the end of Phase 3 565 219 per year assumes 62 9 miles of
streets

Sewer system operations are included under the public works

operation All costs for sewer system and pump station maintenance are

covered by fees imposed as a user charge

Ambiguity concerning the amount of capital improvement for which

the City might be obligated as a result of the EastLake project makes

it difficult to prepare a definitive benefit cost study including these

allowances Therefore capital improvements for the public works sector

were excluded from the analysis

4 Parks and Recreation Costs The parks and recreation budget for

1980 81 for the City of Chula Vista is 1 894 770 Part of this

however is reimbursed by golf course revenue which has not considered

in the revenue section of the report Deducting this leaves a net

annual cost for general parks and recreation facilities operation of

1 637 350 or 19 38 per capita for the estimated 84 500 population of

Chula Vista as of January 1 1981

Using a cost coefficient of 19 38 per capita the implied cost to

the City of providing parks and recreation services to the population of

the EastLake development is as follows

C b
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At the end of Phase 1 195 312 per year

At the end of Phase 2 391 902 per year

At the end of Phase 3 590 024 per year

The capital costs of developing new parks and recreation facilities

are recovered through the Park Land Acquisition and Development Fees

which are assessed at the time the building permits are issued for

residential units As noted above this will amount to 1 176 850 In

addition the developers are required to dedicate 71 97 acres of land

for park and recreation facilities

Open space maintenance for the new development will be covered by

special assessment districts which assess landowners for the cost of

maintaining open space Since the cost of maintaining open space will

be self liquidating through specal districts it does not affect the

City budget As a result no allowance is made in this report for such

costs and revenues

5 Library Costs The 1980 1981 budget for Chula Vista s library

system is 988 320 or 11 70 per capita Applying this cost

coefficient to the expected population for the EastLake development

suggests the following City cost for providing library services

At the end of Phase 1 117 913 per year

At the end of Phase 2 236 597 per year

At the end of Phase 3 356 207 per year

No capital investment is anticipated to provide a branch library in

the EastLake area

llsing January 1 1981 population estimate of 84 500
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6 City Overhead Costs The costs of providing services summarized

above represent an estimate of direct costs with no allowance for City

overhead functions such as City Council City Manager City Treasurer

City Attorney etc In the City of Chula Vista at present overhead

costs in the budget amount to 20 63 percent of the total budget or 26 0

percent of direct costs Exhibit 111 4 Included in this allowance is

provision for the costs of operating the Planning Building and

Engineering Department that exceed the revenues to these departments

from fees In 1980 1981 the Planning Building and Engineering

Department functions will generate total costs that exceed the

anticipated revenues from fees and charges of 1 083 400 Exhibit 111

5 This represents 69 5 percent of the total yearly cost for these

City functions Planning Building and Engineering Departments This

non recovered cost is included in the allowance for overhead noted

above

The total direct operating costs which are attributable to the

project and discussed in items 1 through 5 above amount to the

following

At the end of Phase 1

At the end of Phase 2

At the end of Phase 3

1 264 206 per year

2 544 350 per year

3 773 513 per year

Note that the annualized capital cost of providing a fire station was

excluded when determining the ongoing direct costs

Applying a 26 0 percent overhead factor to these direct costs

results in the following estimates of overhead costs

6
0
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At the end of Phase 1 328 694

At the end of Phase 2 661 531

At the end of Phase 3 981 113

7 Total Costs The total annual i zed cost of providing City services

to the EastLake development is projected to be as f011 ows

At the end of Phase 1 1 630 274 per year

At the end of Phase 2 3 243 255 per year

At the end of Phase 3 4 792 000 per year
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EXHIBIT III 1

PROPERTY TAX RATE CALCULATION FOR EASTLAKE OEVELOPMENT

l Current distribution of EastLake property tax revenue

Agency
EastLake TRA s County Special District Other

63015 32325812 013499900 676741880
63055 32397941 011312920 664707670
63118 32547174 012997169 661531091

Average 32423642 01260333 66766021

2 Current c unty special district proportion of EastLake property tax
revenue 0 5

32423642 0126033 0 33683975

3 City proportion of incremental property tax revenues generated by
EastLake property

0 33683975 x 41 0 1381042975 or

approximately 0 5524 100 assessed value

Based upon master property tax exchange agreement between the County
of San Diego and the City of Chula Vista

Source Provided by City of Chula Vista

Q
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EXHIBIT III 2

1980 TAXABLE RETAIL SALES PER ESTABLISHMENT
000

City of San Diego
Chula Vista County

Apparel Stores 422 241

Gener a1 Merchandise Stores 4 037 2 447

Drug Stores 1 069 630

Food Stores 482 460

Packaged Liquor Stores 282 325

Eating and Drinking Places 269 243

Home Furnishings and Appliances 311 206

Building Materials and Farm Implements 618 621

Auto Dealers and Auto Supp 1 ies 536 1 148

Service Stations 853 927

Other Retail Stores 180 196

Total 527 410

Source California State Board of Equalization
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EXHIBIT II I 3

OPERATING COSTS FOR STREET MAINTENANCE TRAFFIC AND RELATED FUNCTIONS
CITY OF CHULA VISTA 1980 1981 BUDGET

Item Cost

Pro Rata Engineering Admistration 45 5

Traffic and Transportation Engineering
Traffic Signal and Street Light Maintenance

Traffic Paint

Street Maintenance

Street Maintenance Materials

Street Sweep i ng

Street Tree Maintenance

53 635

97 680

513 790

156 820

549 540

221 000

144 260

195 330

Total 1 932 055

Prorated over 215 miles of paved streets 8 986 per mile

Street lighting may be covered by establishing a special
district and charging a fee

It is expected that there will be fewer street trees per
mile of street in newly developed areas than currently in

City

Source 1980 1981 Budget of City of Chula Vista interpreted by
interview with Mr John Lippitt City Engineer

e
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SUMMARY OF OVERHEAD COSTS CITY OF CHULA VISTA 1980 81 BUDGET

Item Cost

City Council
Boards and Commissions
Planning Commission

Community Promotions
City Attorney
City Clerk Elections

City Administration
Policy Analysis and Program Evaluation
Data Processing Net
Personnel Operations

Volunteer Service
Finance Department
Insurance
Non Departmental
Building Maintenance
Communications Division
Overhead from Building Housing

70 Total applies to Building Maint Comm Dev
Non Reimbursed Planning Building Engineering

Total Overhead Costs

Total Budget Expenditures

Less Debt Service Funds
Gas Tax Construction

Funds

Capital Improvement
Funds

Block Grant Funds

181 750

371 000

1 051 000
1 131 000

Total Excl usions

Total Budget Subject to Overhead

86 610
28 300
4 030

79 720
146 870
102 140
290 200

94 79D
95 710

192 790
1 520

466 020
248 810
123 910
558 160
69 180
50 015

j

1 083 400

3 722 175

20 593 720

2 553 000

18 040 720

20 63 of Total Budget of 18 040 720

26 00 of Direct Cost of 14 318 545

175 760 less contract service to other Jurisdictions 80 050
See Exhibit 111 5

Overhead

Source Alfred Gobar Associates Inc based on City of Chula Vista
1980 81 Budget
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EXHIBIT III 5

1980 1981 PLANNING BUILDING AND ENGINEERING COSTS AND REVENUES

Related to Development Function Only

Costs

Building Housing Administration
Building Inspection

21 525 30 Total
269 990

Pl anni ng

Adminstration

Desi9n Construction
Planning Environment Review
Land Development

Oper ations

64 245
394 610
136 810
200 860

470 780

54 5 Total
Engineering

Covered by Fees

Covered by Fees

1 558 820

Revenues

Plan Check Engineering EIR Fees Etc

208 000

120 920

146 500

475 420

Building Plumbing Electric Housing Permits

Zoning Subdivision Filing Fees Etc

Net Non Reimbursed 1 083 400

Revenues Cover 30 5 of Total Costs

Source City of Chula Vista 1980 1981 Budget

l C
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APPENDIX B

LIST OF PERSONS CONTACTED REGARDING INFORMATION FOR ANALYSIS

1 Doug Reid Enironmental Review Coordinator Planning Department
City of Chula Vista

2 Chief Bill Winters Director of Safety Services City of Chula Vista

3 Aubrey Kesterson Parks and Recreation Department City of Chula Vista

4 John Lippitt City Engineer City of Chula Vista

5 Gordon Grant Director of Finance City of Chula Vista

6 Gene Asmus Assistant City Manager City of Chula Vista thru Mary
Ann Barbieri of the City Manager s Office

7 Bob Hope Energy Department San Diego Gas Electric Company

8 Gerald M Boyle Western Salt Company

9 Bob Frasier Assessors Office San Diego County

10 Jim Griego Property Tax Coordinator Auditor an Controllers Office
San Diego County

11 Ann Nussbaum Senior Environmental Planner Westec Services provided
data from developer re housing types housing prices absorption
projections etc
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