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S.0 Executive Summary

Executive Summary

S.1  Project Synopsis

This summary provides a brief synopsis of the Nakano Project (project), the results of the
environmental analysis contained within this Environmental Impact Report (EIR), a summary of the
alternatives to the project that were considered, and the areas of controversy and issues to be
resolved by decision makers. This summary does not contain the extensive background and analysis
found in the document. Therefore, the reader should review the entire document to fully
understand the project and its environmental consequences.

S.1.1 Project Location and Setting

The project is located east of Interstate 805 (I-805), northwest of the 450 block of Dennery Road, and
south of the Otay River in the City of Chula Vista. The project site is at the southern edge of the City
of Chula Vista, bordered by the City of San Diego on the other three sides (west, south, and east).
The project site is approximately 5.8 miles east of the Pacific Ocean and approximately 11 miles
south of downtown San Diego.

The project site is currently vacant and was historically used for agricultural purposes. The majority
of the project site is flat and consists of disturbed habitat and non-native grasslands, with a drainage
located along the eastern boundary of the project site. Elevations within the project site range from
90 feet above mean sea level in the northern portion of the project site to 180 feet above mean sea
level in the southern portion of the project site. I-805 is immediately adjacent to the project site to
the west. North of the project site is the Otay River, with disturbed land located between the project
parcel and the Otay River. Residential development within the City of San Diego's Ocean View Hills
community is west and southwest of the project site. South of the project site are Kaiser
Permanente Otay Mesa medical offices. The project site’s main access is from Dennery Road in the
City of San Diego.

S.1.2 Project Description

S.1.2.1 Development Summary

The project would develop up to 221 dwelling units consisting of detached condominiums, duplexes,
and townhome dwelling units on a 23.77-acre parcel (Assessor Parcel Number 624-071-0200). While
the site plan identifies a total of 215 units, consisting of 61 detached condominiums, 84 duplexes,
and 70 townhome dwelling units, the environmental analysis assumes up to 221 units to account for
potential changes in the unit mix. The project incorporates several pocket parks and publicly
accessible trail connections to the Otay Valley River Park (OVRP). Parking, landscaping, drainage, and
stormwater infrastructure and associated utility improvements are proposed. Project access would
be via Dennery Road with right-in-only and right-out-only movements. A secondary emergency
access only road would connect to the east through the adjacent residential community.
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While there is only one proposed physical development proposal evaluated throughout the EIR, the
agency responsible for project entitlements would vary depending on whether the site is annexed
into the City of San Diego and the timing of annexation in relation to site development. To account
for the various site development pathways, the following scenarios are considered throughout the
EIR.

e No Annexation Scenario 1 assumes the project would stay in the City of Chula Vista and not
be annexed into the City of San Diego. Local Agency Formation Commission (LAFCO)
approval of out of agency service agreements for services and utilities from San Diego would
be required. Under this scenario, the City of Chula Vista would issue grading and
development permits for the project site; however, the City of San Diego would require a site
development permit and grading permit for the off-site improvements associated with
primary site access and secondary emergency only access.

e Annexation Scenario 2a assumes the site would be annexed into the City of San Diego. In
this scenario, grading and development of the project site would be processed by the City of
San Diego after the LAFCO reorganization process is complete.

e Annexation Scenario 2b assumes grading and site development would proceed prior to
LAFCO reorganization. In this scenario, the City of Chula Vista would issue grading and
development permits for the project site and City of San Diego would issue a grading permit
for the off-site portions. Grading permits and recordation of a final map in the City of Chula
Vista may proceed prior to approval of the LAFCO reorganization.

S.1.2.2 Discretionary Actions

The anticipated discretionary actions for the No Annexation Scenario include but are not limited to
approval of entitlements by the City of Chula Vista including but not limited to a General Plan
Amendment, Specific Plan, and Tentative Map, certification of the California Environmental Quality
Act (CEQA) documents, and approval of the Will-Serve Agreements and easement vacations with the
City of San Diego and LAFCO for utility service. The No Annexation Scenario also requires a grading
permit and site development permit from the City of San Diego for the off-site improvements in the
City of San Diego.

The anticipated discretionary actions under Annexation Scenarios would involve approval of
entitlements by the City of Chula Vista including but not limited to a General Plan Amendment,
Specific Plan, and Tentative Map. Following approval of City of Chula Vista entitlements, the City of
San Diego would consider adoption of a pre-zoning ordinance, amendments to the City of San Diego
General Plan and Otay Mesa Community Plan, approval of a Site Development Permit (under
Annexation Scenario 2b for off-site portions of the project), among other actions. Under the
Annexation Scenarios, both agencies would consider approval of an Annexation Agreement.
Following action by both cities under the Annexation Scenarios, LAFCO would consider approval of a
sphere of influence revision to detach the project site from the City of Chula Vista and Otay Water
District and annex the project site to the City of San Diego.

A complete list of discretionary actions including the actions that would be required under all three
scenarios is provided in the Project Description, Section 3.5.
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S.1.3 Project Objectives

In accordance with CEQA Guidelines Section 15124, the following primary objectives support the
purpose of the project, assist the lead agency in developing a reasonable range of alternatives to be
evaluated in this report, and ultimately aid decision makers in preparing findings and overriding
considerations, if necessary. The project would implement the policies of both the City of San Diego
and City of Chula Vista through implementation of the following objectives:

1. Develop underutilized property to provide housing in response to regional housing needs.

2. Achieve efficient provision of services through reorganization of the property through an
application to the San Diego LAFCO to detach from the City of Chula Vista and Otay Water
District and annex into the City of San Diego.

3. Provide a compact residential development pattern that is conducive to walking and
bicycling.

4. Construct a variety of housing types at a density range that maximizes development
potential consistent with the surrounding residential communities.

5. Provide amenities that contribute to the nearby OVRP recreational uses and community
connectivity, including an overlook to the park and multi-modal connections.

6. Generate financial benefits to the local economy, through efficient provision of public
services, providing workforce housing, and generating property tax and local jobs.

S.2 Summary of Significant Effects and
Mitigation Measures that Reduce or
Avoid the Significant Effects

Table S-1 summarizes the significant impacts identified through the environmental analysis
completed for the project. Table S-1 also identifies the mitigation measures that would reduce
and/or avoid the environmental effects as feasible, with a conclusion as to whether the impact
would be mitigated to below a level of significance or if impacts would remain significant and
unavoidable. Further discussion of potential and anticipated environmental impacts is detailed in
Chapter 4.0.

S.3 Areas of Controversy

During the Notice of Preparation comment period several commenters requested trail
improvements for consistency with the OVRP Concept Plan. Comments were also raised related to
the project’s proximity to the Shinohara Il burn ash site and potential flooding concerns due to site
development in relation to the Otay River.
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S.4 Issues to be Resolved by the Decision-Making
Bodies

The Chula Vista City Council must review the project and this EIR and determine if the project or one
of the alternatives presented in the alternatives analysis should be approved and implemented. If
the project is selected for approval, the Chula Vista City Council will be required to certify the EIR,
determine whether and how to mitigate significant impacts, and adopt associated Findings of Fact
pursuant to CEQA Guidelines Section 15091 for the following significant impacts identified in the EIR:

e Land Use and Planning (Annexation Scenario 2a only)

e Biological Resources (all scenarios)

e Geologic and Paleontological Resources (No Annexation Scenario and Annexation Scenario 2b)
e Greenhouse Gas Emissions (all scenarios)

e Health and Safety/Hazardous Materials (all scenarios)

e Historical Resources (all scenarios)

e Transportation (all scenarios)

e Tribal Cultural Resources (all scenarios)

e Hydrology and Water Quality (all scenarios)

Furthermore, a Statement of Overriding Considerations pursuant to CEQA Guidelines Section 15093
would be required for the following impacts found to be significant and unavoidable in the EIR:

e Land Use and Planning (Annexation Scenario 2a only)
e Greenhouse Gas Emissions (all scenarios)
e Transportation (Vehicle Miles Traveled) (all scenarios)

As the City of San Diego is a responsible agency for the project, the City of San Diego must also
review and approve the associated Findings of Fact pursuant to CEQA Guidelines Section 15091 for
the significant impacts identified in the EIR, as it relates to impacts and mitigation under the purview
of the City of San Diego. City of San Diego Findings of Fact would be required for the following
issues, depending on the scenario pursued as detailed below:

e Land Use and Planning - Annexation Scenario 2a only

e Biological Resources - Annexation Scenario 2a and off-site portions only for No Annexation
Scenario and Annexation Scenario 2b.

e Greenhouse Gas Emissions - Annexation Scenario 2a only

e Health and Safety/Hazardous Materials - Annexation Scenario 2a and off-site portions only
for No Annexation Scenario and Annexation Scenario 2b.

e Historical Resources - Annexation Scenario 2a and off-site portions only for No Annexation
Scenario and Annexation Scenario 2b.

e Transportation - Annexation Scenario 2a only
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e Tribal Cultural Resources - Annexation Scenario 2a and off-site portions only for No
Annexation Scenario and Annexation Scenario 2b.

e Hydrology and Water Quality - Annexation Scenario 2a and off-site portions only for No
Annexation Scenario and Annexation Scenario 2b.

Furthermore, the City of San Diego would also need to make a Statement of Overriding
Considerations pursuant to CEQA Guidelines Section 15093 for the following impacts found to be
significant and unavoidable in the EIR:

e Land Use and Planning (Annexation Scenario 2a only)
e Greenhouse Gas Emissions (all scenarios)
e Transportation (Vehicle Miles Traveled) (all scenarios)

S.5 Project Alternatives

The CEQA Guidelines Section 15126.6 requires that an EIR compare the effects of a “reasonable
range of alternatives” to the effects of a project. The alternatives selected for comparison should be
those that would attain most of the basic project objectives and avoid or substantially lessen one or
more significant effects of the project. The “range of alternatives” is governed by the “rule of reason,”
which requires the EIR to set forth only those alternatives necessary to permit an informed and
reasoned choice by the lead agency and to foster meaningful public participation (CEQA Guidelines
Section 15126.6[f]). CEQA generally defines “feasible” to mean an alternative that is capable of being
accomplished in a successful manner within a reasonable period of time while also taking into
account economic, environmental, social, technological, and legal factors. In developing the
alternatives to be addressed in this section, consideration was given to their ability to meet the basic
objectives of the project and eliminate or substantially reduce significant environmental impacts.
The following alternatives were identified to provide a reasonable range of alternatives.

S.5.1 No Project (No Development) Alternative

The No Project (No Development) Alternative would maintain the site as its current use as a vacant
undeveloped site. Implementation of this alternative would not meet any of the project objectives as
no development, and thus no change to the project site, would occur. As discussed in Section 9.2
and summarized in Table 9-1, all impacts would be less under this alternative compared to all
project scenarios.

S.5.2 No Project (Development Under the Existing Plan)
Alternative

This alternative would assume recreational use consistent with the City of Chula Vista Agricultural
Zone (A-8) and Open Space (OS) General Plan designation. Under the City of Chula Vista General
Plan, the Open Space (OS) designation allows passive recreation uses such as trails, staging areas,
scenic overlooks, and picnic areas. Specific permitted uses within the A-8 zone include agriculture,
single-family use, public parks, and mobile homes (subject to additional zoning provisions). This
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alternative assumes the project site would be developed with a passive park, including roadway
improvements to allow vehicular access to the site via Dennery Road and on-site parking primarily
as trail staging for public access to the OVRP. Passive park improvements are assumed to include
natural and landscaped open space areas including grass play areas, picnic areas with shade
structures, and trail improvements. A secondary access road would not be required under this
alternative. As discussed in Section 9.3 and summarized in Table 9-1, the No Project (Development
under the Existing Plan) Alternative reduces significant impacts relative to the project associated
with land use, biological resources, greenhouse gas, hazardous materials, prehistoric resources,
water quality, and transportation to less than significant levels. All other impacts would be the same
or similar compared to the project under all scenarios.

S.5.3 Reduced Unit Alternative

This alternative is a reduced residential project alternative including construction of up to 200
residential units, including ten percent low-income units. This unit count was selected because a
project with 200 dwelling units or less would not require a secondary emergency only access road
under the City of Chula Vista adopted fire code, which would reduce impacts to the drainage located
along the eastern edge of the property. This alternative would be implemented by the City of Chula
Vista and is based on the City of Chula Vista's adoption of International Fire Code 2021, Appendix D,
Fire Apparatus Access Roads, Section D106 Multiple-Family Residential Developments, which states:
“D106.2 Projects having more than 200 dwelling units. Multiple-family residential projects having
more than 200 dwelling units shall be provided with two separate and approved fire apparatus
access roads regardless of whether they are equipped with an approved automatic sprinkler
system.” This project alternative would include similar park and recreational facilities: a pocket park
and trail connections to the OVRP, locations for scenic overlooks, and playground space. Under this
alternative, it is assumed the site would be developed pursuant to City of Chula Vista regulations
and requirements. Off-site improvements north of the project site including remedial grading and
implementation of OVRP trail system improvements within the City of Chula Vista would be
required. The impacts of this alternative are compared to the impacts of the No Annexation Scenario
and Scenario 2b and would be subject to City of Chula Vista standards. As discussed in Section 9.4
and summarized in Table 9-2, this alternative would result in a reduction of significant project
impacts related to biological resources (wetlands), greenhouse gas, and vehicle miles traveled. All
other impacts would be the same or similar compared to the project (No Annexation Scenario and
Scenario 2b).

S.5.4 Reduced Footprint Wetland Impacts Reduction
Alternative

This alternative would reduce project impacts to wetlands that would occur from construction of the
proposed main entrance road from Dennery Road and a gated secondary emergency access road.
To reduce project impacts to wetlands from the proposed access roadways, the access would be
redesigned to include bridging over the wetlands. To allow for bridging to reduce wetland impacts,
and to provide a 100-foot buffer around the wetland area, the development footprint would be
reduced and shifted to the west. This alternative would retain the same number of units as the
proposed project. The impacts of this alternative are compared to the impacts of the Annexation
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Scenario 2a and would be subject to City of San Diego standards. As detailed in Section 9.5 and
summarized in Table 9-3, this alternative would result in a reduction of significant project impacts
related to biological resources (wetlands), historical resources (archaeology and human remains). All
other impacts would be the same or similar compared to the project (Annexation Scenario 2a).

Nakano Project EIR
Page S-7



Environmental Issue

Table S-1

Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

Land Use and Planning

Issue 1: Physically Divide an Established The project would not physically divide an established community as | No mitigation is required. N/A
Community no major expansion of roadways or infrastructure is needed to serve
Would the project physically divide an established the prqect. Thereforg, the prqject Yvould not physically divide an
. established community and direct impacts would be less than
community? o
significant.
Each of the cumulative projects would include development within
infill sites or vacant lands that would contribute to the build-out of
existing communities or result in new planned communities. As a
result, a cumulative impact related to physical division of a
community would not occur.
Issue 2: Land Use Plan Consistency Under the No Annexation Scenario and Annexation Scenario 2b, with | No mitigation is required. N/A
Would the project cause a significant the inclusion of hmsg walls specified |n' project dgsgn feature
. . L PDF-NOS-1 detailed in Chapter 3.0 Project Description, Section
environmental impact due to a conflict with any ) . . : :
; . 3.6.1.a, the project would be consistent with the City of Chula Vista
land use plan, policy, or regulation adopted for ) ) : . .
g L Noise Element. No conflicts with applicable land use plans or policies
the purpose of avoiding or mitigating an , . ) : ,
, have been identified for the No Annexation Scenario or Annexation
environmental effect? . . . L
Scenario 2b. Direct impacts would be less than significant.
The project, combined with other cumulative projects would not
result in a cumulative impact related to land use plan consistency; the
project has demonstrated that it would implement the applicable
goals, policies, guidelines, and recommendations contained within
the City of Chula Vista and City of San Diego General Plan and the
Otay Mesa Community Plan and therefore, would not contribute to a
cumulative impact.
Issue 3: Consistency with Multiple Species The project site is designated as “Development Area Outside Covered | No mitigation is required. N/A

Conservation Plans

Would the project conflict with the provisions of
an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved
local, regional, or state habitat conservation plan?

Projects” (i.e., not designated a preserve or conservation area) and is
not immediately adjacent to any 75% or 100% Conservation Areas.
The off-site area associated with roadway improvements would
remain in the City of San Diego and continue to be subject to the City
of San Diego Multiple Species Conservation Program (MSCP) Subarea
Plan. The project would be subject to the MSCP Conditions for
Coverage for covered species, which is consistent between both
Subarea Plans. No conflicts or inconsistencies have been identified
with the City of Chula Vista Subarea Plan. Direct impacts would be
less than significant.

The project, like other cumulative projects demonstrates consistency
with the Multiple Species Conservation Program Subarea Plans,
including cumulative projects in the City of Chula Vista and City of San
Diego. Cumulative impacts would be less than significant.
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Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b
Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation

Issue 4: Deviation or Variance N/A N/A N/A

This issue does not apply to the City of Chula Vista
and therefore is only addressed under Annexation
Scenario 2a.

Air Quality

Issue 1: Air Quality Plan Implementation The project would not stimulate population growth or a population No mitigation is required. N/A
concentration or housing above what is assumed in local and regional
land use plans, or projections made by regional planning authorities.
Project emissions from construction and operation would be less
than the applicable thresholds for all criteria pollutants. Therefore,
the project would not conflict with or obstruct implementation of the
Regional Air Quality Strategy, and direct and cumulative impacts
would be less than significant.

Issue 2: Air Quality Standards Construction and operational emissions would be less than the No mitigation is required. N/A
applicable City of Chula Vista significance thresholds for all criteria
pollutants. Therefore, the project would not result in a cumulatively
considerable net increase of any criteria pollutant, and direct impacts
would be less than significant.

Would the project conflict with or obstruct
implementation of the applicable air quality plan?

Would the project result in a cumulatively
considerable net increase of any criteria pollutant
for which the project region is non-attainment
under an applicable federal or state ambient air

quality standard? . . o . L
The project would not contribute to existing air quality violations or

result in regional emissions than would exceed the National Ambient
Air Quality Standards or California Ambient Air Quality Standards or
result in a cumulatively considerable net increase in criteria
pollutants. Cumulative impacts would be less than significant.

Issue 3: Sensitive Receptors The project would not expose nearby sensitive receptors to No mitigation is required. N/A
substantial diesel particulate matter concentrations during
construction or operation. The project would not negatively affect the
level of service of intersections on or in proximity to the project site,
and therefore would not result in a carbon monoxide (CO) hotspot.
Direct and cumulative impacts related to the exposure of sensitive
receptors to substantial pollutant concentrations would be less than
significant.

Issue 4: Odor and Other Emissions Exposure to odors associated with project construction would be No mitigation is required. N/A
short term and temporary in nature. Residential projects are not
generally associated with adverse odor. Therefore, direct and
cumulative impacts would be less than significant.

Would the project expose sensitive receptors to
substantial pollutant concentrations?

Would the project result in other emissions (such
as those leading to odors) adversely affecting a
substantial number of people?

Issue 5: Air Movement N/A N/A N/A

The City of Chula Vista does not have an
applicable threshold related to alterations of air
movement.
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Environmental Issue

Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

Biological Resources

Issues 1 and 2: Sensitive Species and Habitats

Would the project have a substantial adverse
effect, either directly or through habitat
modifications, on any species identified as a
candidate, sensitive, or special status species in
local or regional plans, policies, or regulations, or
by the CDFW or USFWS?

Sensitive Vegetation Communities and Land Cover Types

The No Annexation Scenario and Annexation Scenario 2b would
result in direct impacts to 17.25 acres of sensitive upland vegetation
communities within the project site and off-site road improvement
areas. Impacts include 3.60 acres of Tier |l vegetation communities
(Diegan coastal sage scrubs) and 13.65 acres of Tier Ill vegetation
communities (non-native grasslands). Direct impacts would be
significant.

Indirect impacts to sensitive vegetation communities adjacent to the
development areas due to dust, erosion, and runoff generated by
construction activities would be significant.

Special Status Plants

Direct impacts to San Diego marsh-elder, South Coast saltscale, San
Diego bur-sage, ashy spike moss, and San Diego County viguiera
would occur outside of conservation areas and/or the Multi-Habitat
Planning Area and would not reduce the species’ populations to
below self-sustaining levels; therefore, impacts would be less than
significant.

Direct impacts to Otay tarplant, a narrow endemic under the City of
San Diego MSCP Subarea Plan, would occur outside of conservation
areas and/or the Multi-Habitat Planning Area. Impacts to the 14
individuals or 0.001 acre of Otay tarplant habitat within the off-site
impact area within the City of San Diego would be significant.

Indirect impacts to sensitive plants mapped adjacent to the project
impact area including California adolphia, San Diego bur-sage, San
Diego barrel cactus, San Diego County viguiera, small-flowered
microseris, and ashy spike-moss due to dust, erosion, and runoff
generated by construction activities would be considered significant.

Special Status Wildlife Species

Impacts to Coopers hawk, western bluebird, orange-throated
whiptail, San Diego tiger whiptail, pallid bat, Mexican long-tongued
bat, and western mastiff bat would be considered less than
significant. Direct and indirect impacts to least Bell's vireo, coastal
California gnatcatcher, burrowing owl, yellow-breasted chat, and
yellow warbler would be significant.

Due to their moderate potential to forage within the project impact
areas direct impacts to foraging Crotch's bumble bee during
construction would be significant. If the CDFW finds that the

Sensitive Vegetation Communities and Land Cover Types

Significant impacts to 17.25 acres of sensitive upland
vegetation communities would be mitigated through
implementation of BIO-CV-1 and as detailed in Table 4.3-3.

Significant indirect impacts to sensitive habitat would be
mitigated through implementation of BIO-CV-2, Biological
Monitor and BIO-CV-3, Best Management Practices.

Special Status Plants

Impacts to 14 Otay tarplant individuals within off-site
improvement areas in the City of San Diego would be
mitigated at a 4:1 mitigation ratio as detailed in BIO-SD-3,
Otay Tarplant Mitigation.

Indirect impacts to special-status plant species including
California adolphia, San Diego bur-sage, San Diego barrel

cactus, San Diego County viguiera, small-flowered microseris,

and ashy spike-moss would be mitigated through
implementation of mitigation measures BIO-CV-2 and
BIO-CV-3.

Special Status Wildlife Species

Least Bell’s Vireo

To mitigate for direct and indirect impacts to least Bell's vireo
for on-site components mitigation measure BIO-CV-5 shall be

implemented by the City of Chula Vista.
Coastal California Gnatcatcher

Direct impacts to coastal California gnatcatcher would be
mitigated through implementation of mitigation measures
BIO-CV-1 and BIO-CV-4.

Burrowing Owl!

Direct impacts to burrowing owls would be addressed
through habitat-based mitigation identified in BIO-CV-1.
Indirect impacts to burrowing owls would be mitigated
through implementation of BIO-CV-6, detailed below.

Yellow-Breasted Chat and Yellow Warbler

Impacts to yellow warbler and yellow-breasted chat nesting
habitat would be mitigated through implementation of
habitat-based mitigation detailed in BIO-CV-1. Additionally,
impacts to yellow-breasted chat and yellow warbler

Implementation of the mitigation measures
detailed in section 4.3.3.1.e would ensure that
all direct, indirect, cumulatively significant
impacts related to sensitive species and habitats
under the No Annexation Scenario and
Annexation Scenario 2b would be reduced to
less than significant levels.
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Summary of Environmental Analysis Results - No Anne

xation Scenario and Annexation Scenario 2b

Environmental Issue

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

candidacy is not warranted and the species is removed from the list
of candidate species, then no avoidance measures shall be required.

Direct impacts to Crotch's bumble bee foraging habitat would be
significant.

The project's direct impacts to biological resources combined with
those associated with cumulative projects could resultin a
cumulatively significant impact to these biological resources.
Therefore, cumulative biological impacts would be significant.

associated with construction activities occurring during the
breeding and nesting season for this species for the on-site
components would be mitigated through implementation of
preconstruction nesting bird surveys as detailed in BIO-CV-4.

Crotch’s Bumble Bee

Habitat based impacts to Crotch’s bumble bee would be
addressed by habitat-based mitigation identified in BIO-CV-1.
Direct impacts to Crotch’s bumble bee foraging individuals
would be mitigation through implementation of
preconstruction surveys and consultation as detailed in BIO-
CV-7.

Issue 3: Wetlands

Would the project have a substantial adverse
effect on state or federally protected wetlands
(including, but not limited to, marsh, vernal pool,
coastal, etc.) through direct removal, filling,
hydrological interruptions, or other means?

Direct impacts to jurisdictional resources including direct impacts to a
total of 0.40 acre of potential Regional Water Quality Control Board
(RWQCB) wetland waters, California Department of Fish and Wildlife
riparian, and City of Chula Vista wetlands as detailed in Table 4.3-6.
Direct impacts to wetlands would be significant.

Indirect impacts to jurisdictional resources during project operation
would be avoided through incorporation of a wetland buffer to
protect the function and values of the wetland as detailed in Chapter
3.0, Project Description, Section 3.6.2. However, during construction
there is a potential for indirect impacts to wetland resources to occur
which would be a significant impact.

The project and all cumulative projects would be required to comply
with applicable agency permit requirements related to wetland
impacts, which would ensure no net loss of wetlands regionally.
Cumulative impacts would be less than significant.

Mitigation requirements for direct impacts to jurisdictional
resources are detailed in Table 4.3-7. Implementation of
BIO-CV-8, Wetland Restoration, Credits and Permits and BIO-
CV-9, HLIT Permit, would be required.

Indirect impacts to wetlands would be mitigated through
compliance with mitigation measures BIO-CV-2 and BIO-CV-3
which requires a biological monitor to be on-site during
construction and implementation of best management
practices (BMPs) during construction to ensure wetlands are
protected from trash, pollutants, and disturbance.

With implementation of BIO-CV-8 and BIO-CV-9,
direct impacts to wetlands would be reduced to
less than significant.

With implementation of BIO-CV-2 and BIO-CV-3,
indirect impacts to wetlands during construction
would be reduced to less than significant.

Issue 4: Wildlife Corridors and Nursery Sites

Would the project interfere substantially with the
movement of any native resident or migratory fish
or wildlife species or with established native
resident or migratory wildlife corridors, or impede
the use of native wildlife nursery sites?

The project would not cause any loss of functionality of the Otay River
wildlife corridor and direct impacts to wildlife corridors would be less
than significant.

Impacts related to wildlife corridors would be less than significant
and would not contribute to a cumulative impact. Cumulative impacts
would be less than significant.

No mitigation is required.

N/A
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Table S-1

Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b

Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issues 5 and 6: Conflicts with Local Plans, policies | The project would be consistent with the provisions of the City of No mitigation is required. N/A
or HCPs/NCCPs Chula Vista MSCP Subarea Plan and Habitat Loss and Incidental Take

Conflict with any local policies or ordinances Ordinance. Thus, direct impacts would be less than significant.

protecting biological resources, such as a tree
preservation policy or ordinance?

Conflict with the provisions of an adopted HCP,
NCCP, or other approved local, regional, or state
habitat conservation plan?

Impacts related habitat conservation plans, natural community
conservation plan, or other approved local regional or state habitat
conservation plan, or any local policies or ordinances would be less
than significant and would not contribute to a cumulative impact for
any local policies or ordinances. Cumulative impacts would be less
than significant.

Geologic and Paleontological Resources
Issue 1: Geologic Hazards The project site is not underlain by an active fault and has an No mitigation is required. N/A
underlying geology that is not prone to liquefaction. Additionally, no
landslide risk areas have been identified on or adjacent to the project
site. Adherence to the recommendations presented in the
Geotechnical Investigation (see Appendices E-1 through E-4) and
Infiltration Feasibility Condition Letter (see Appendix E-5) prepared
for the project and compliance with applicable CBC regulations would
ensure that direct impacts related to geologic hazards would be less
than significant.

Would the project directly or indirectly cause
potential substantial adverse effects, including the
risk of loss, injury, or death involving:

i)  Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map, issued by the
State Geologist for the area or based on
other substantial evidence of a known fault?
Refer to Division of Mines and Geology
Special Publication 42.

ii) Strong seismic ground shaking?

Due to the localized nature of geology and sails, all projects would
address potential impacts to geology and soils on a project-by-project

iii) Seismic-related ground failure, including basis consistent with the California Building Code, as potential
liquefaction? geologic hazards and soil composition varies by site. Based on
iv) Landslides? required compliance with applicable agency grading ordinance

requirements and stormwater standards, cumulative impacts would
be less than significant.

Issue 2: Erosion Adherence to the recommendations presented in the Storm Water No mitigation is required. N/A
Quality Management Plan prepared for the project (see Appendix N)
along with the future Storm Water Pollution Prevention Plan and
compliance with national and local regulations would ensure that
direct and cumulative impacts related to soil erosion in No
Annexation Scenario and Annexation Scenario 2b would be less than
significant.

Would the project result in substantial soil erosion
or loss of topsoil?
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Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b
Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation

Issue 3: Unstable Geologic Units or Soils Adherence to the recommendations presented in the Geotechnical No mitigation is required. N/A
Investigation (see Appendices E-1 through E-4) and the Infiltration
Feasibility Condition Letter (see Appendix E-5) would ensure that
direct and cumulative impacts related to expansive soils would be
less than significant.

Would the project be located on a geologic unit or
soil that is unstable or that would become
unstable as a result of the project, and potentially
result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction, or collapse?

Would the project be located on expansive soil, as
defined in Table 18-1-B of the Uniform Building
Code (1994), creating substantial risks to life or
property?

Does the project have soils incapable of
adequately supporting the use of septic tanks or
alternative waste water disposal systems where
sewers are not available for the disposal of waste

water?
Issue 4: Paleontological or Unique Geologic Impacts related to unique geology would be less than significant as To mitigate for direct impacts to paleontological resources, Implementation of mitigation measure
Features no unique geology is present. Construction activity could uncover and | the project would be required to implement mitigation GEO-CV-1 would ensure that a qualified
Would the project directly or indirectly destroy a poter.mally dama.ge paleo.ntologlcal resourFes within the.PIgstocene meas.ure GEO-CV-1 ?aleontqloglcal Rgsources wthh would paleontf)log|st is or.15|te during grgdmg :?m.d
. . . ; Alluvial Floodplain Deposits and the San Diego and/or Mission Valley | require paleontological monitoring during construction. excavation to monitor- construction activity and
unique paleontological resource or site or unique . ! , L , ) .
. Formation. Direct impacts would be significant. inspect cuts for fossils and paleontological
geologic feature?
resources that may be uncovered. The
Individual projects would be required to mitigate for potential project mitigation measure requires steps to be taken
level impacts to paleontological impacts. Cumulative development should resources be discovered to collect,
within the City of Chula Vista would be analyzed for consistency with curate and/or preserve found resources.
City of Chula Vista General Plan policies that ensure protection and/or Through implementation of mitigation measure
mitigation of paleontological resources. Therefore, cumulative GEO-CV-1, significant direct impacts to
impacts to paleontology would be less than significant. paleontological resources would be reduced to

less than significant levels.

Greenhouse Gas Emissions
Issue 1: Greenhouse Gas (GHG) Emissions GHG emissions analysis, by its nature, is a cumulative impact analysis. | No mitigation is required. N/A
The project's total annual unmitigated GHG emissions would be
approximately 2,676 metric tons of carbon dioxide equivalent per
year. This emission level would not exceed the 3,000 metric tons of
carbon dioxide equivalent. Residential/Commercial Screening Level.
As project emissions would be less than the applicable screening
level, the project would not generate GHG emissions that would have
a direct or cumulative significant impact on the environment and
GHG emissions impacts under the No Annexation scenario and
Annexation Scenario 2b would be less than significant.

Generate GHG emissions, either directly or
indirectly, that may have a significant impact on
the environment?
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Environmental Issue

Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

Issue 2: Conflicts with the CAP or other Plans or
Policies

Would the project conflict with an applicable plan,
policy or regulation adopted for the purpose of
reducing the emissions of greenhouse gases?

The project would be consistent with the measures and policy goals
of the City of Chula Vista General Plan, San Diego Forward, and the
2008 and 2017 Scoping Plans. However, the project would be
inconsistent with several of the key Prioritization Strategies of the
2022 Scoping Plan Update for Achieving Carbon Neutrality. The
project would conflict with an applicable plan, policy, or regulation
adopted for the purpose of reducing the emissions of GHGs,
therefore GHG impacts under the No Annexation Scenario and
Annexation Scenario 2b would be significant.

The project's significant impact combined with impacts resulting from
projects similarly unable to meet Scoping Plan strategies would add
to a cumulative GHG impact. The project would incrementally
contribute to the existing significant cumulative GHG impact despite
implementation of all feasible mitigation measures. Therefore,
cumulative impacts related to GHG emissions would be significant.

The project would implement mitigation measures GHG-CV-1
through GHG-CV-6.

Implementation of the project design features
and mitigation measures would reduce the
project's cumulative GHG emission impact.
However, because the project would be
inconsistent with several of the key Prioritization
Strategies of the 2022 Scoping Plan Update for
Achieving Carbon Neutrality detailed in Table
4.5-10, it would not be consistent with the
statewide GHG reduction goals required by
Assembly Bill 1279, resulting in a significant and
unavoidable cumulative GHG emission impact
after mitigation.

Health and Safety/Hazardous Materials

Issue 1, 2, 3, and 4: Hazardous Materials
Transport, Use and Disposal; Accidental Release;
Emissions Near a School; Hazardous Materials Site

Would the project create a significant hazard to
the public or the environment through the routine
transport, use, or disposal of hazardous
materials?

Would the project create a significant hazard to
the public or the environment through reasonably
foreseeable upset and accident conditions
involving the release of hazardous materials into
the environment?

Would the project emit hazardous emissions or
handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of
an existing or proposed school?

Would the project be located on a site which is
included on a list of hazardous materials sites
compiled pursuant to Government Code Section
65962.5 and, as a result, create a significant
hazard to the public or environment?

Routine Use, Transport, and Disposal

The project would adhere to federal, state, and local regulations
during construction activities, as well as General Plan policies focused
on handling hazardous which would ensure that direct impacts
relating to the transport, storage and disposal of hazardous materials
would be less than significant.

Accidental Release
Construction Activities

Accidental release associated with standard construction activities
would be less than significant based on the typical particulate matter
emissions associated with construction activities, the distance of
construction activities to sensitive receptors and the short during of
project construction. Grading within contaminated soils including on-
site areas with pesticides and total petroleum hydrocarbon (TPH)
occurring on-site and within the off-site remedial grading area could
result in an accidental release of hazardous materials. However, as
assessed by the County of San Diego Department of Environmental
Health and Quality the levels of these contaminants are below
regulatory thresholds for residential land uses which would be a less
than significant impact.

Although no burn ash was identified within the Nakano site or within
areas of the Davies property proposed for remedial grading, the
potential for burn ash to be released during grading would be a direct
significant impact.

Routine Use, Transport, and Disposal

No mitigation is required.

Accidental Release

To mitigate impacts related to the potential for burn ash to
be encountered during site grading, HAZ-CV-1 Community
Health and Safety Plan shall be implemented by the City of
Chula Vista for grading within the City of Chula Vista.

For any grading within the off-site improvement areas within
the City of San Diego, implementation of HAZ-SD-1 by the
City of San Diego would be required.

Emissions near a School

No mitigation is required.

Hazardous Materials Site

Impacts related to potential burn ash being encountered
during project construction activities would be mitigated
through implementation of HAZ-CV-1.

Implementation of mitigation measure
HAZ-CV-1 requiring preparation of a Community
Health and Safety Plan under the oversight of
the County Local Enforcement Agency would
ensure adverse impacts related to potential
accidental release of burn ash during grading
for the areas currently within the City of Chula
Vista would be reduced to less than significant.

Implementation of mitigation measure
HAZ-SD-1 requiring preparation of a Community
Health and Safety Plan under the oversight of
the City Local Enforcement Agency would
ensure adverse impacts related potential
accidental release of burn ash during grading of
the off-site areas within the City of San Diego
would be reduced to less than significant.

Implementation of these mitigation measures
would reduce direct impacts related to
hazardous materials sites to less than
significant.
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Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b
Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation

Operational Activities

Hazardous materials associated with residential projects would be
limited to those used in landscaping, and household cleaning
products, the accidental release of which would not trigger a
significant health risk. Direct impacts related to project operational
emissions would be less than significant.

The adjacent freeway diesel particulate matter levels in addition to
potential windblown burn ash coming from the adjacent Davies
property would not pose a health risk to residents based on the
results of the health risk assessments; however, this information was
prepared for informational purposes only and does not contribute to
the significance determination.

Emissions near a School

The project is not within a quarter-mile of an existing school and
direct impacts associated with emission near a school would be less
than significant.

Hazardous Materials Site

Nakano Property Cleanup Program Site

The project site is listed in hazardous materials databases due to the
County's Department of Environmental Health and Quality Voluntary
Assistance Program application to initiate cleanup of contaminated
soils prior to site development. As detailed in Section 4.6.3.1.b,
Accidental Release, grading within contaminated soils including
on-site areas with pesticides and TPH occurring on-site and within the
off-site remedial grading area could result in an accidental release of
hazardous materials. However, it was determined that these levels
were below regulatory thresholds for residential uses, which would
be a less than significant impact.

While no burn ash has been identified on the Nakano site or off-site
remedial grading areas, there is a potential risk that site grading
could release burn ash which could result in a release of hazardous
materials into the environment. This is a significant direct impact.

No RECs or hazardous materials sites were identified within the off-
site improvement areas within the City of San Diego; therefore, direct
impacts related to hazardous materials sites within the off-site
improvement area in the City of San Diego would be less than
significant.
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Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b
Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation

Shinohara Il Burn Site

The Shinohara Il burn site is listed in regulatory databases due to its
history as a burn site; however, the site has been subject to
remediation through site capping in order to contain contaminants.
Due to the site remediation and capping, impacts related to the
capped Shinohara Il burn site would be less than significant.

Kaiser Foundation Health Plan, Inc.

Impacts related to the closed Kaiser Foundation Health Plan, Inc. site
would be less than significant.

Through implementation of the mitigation measures, the project
would reduce potentially significant impacts to less than significant
levels and ensure the project’s incremental contribution to a
cumulative release of hazardous materials would be less than

significant.
Issue 5: Airport Safety Hazard The project is outside of Brown Field safety compatibility areas; No mitigation is required N/A
For a project located within an airport land use therefore, would not result in an airport safety hazard to future

plan or, where such a plan has not been adopted, | residents.
within two miles of a public airport or public use
airport, would the project result in a safety hazard | Therefore, the project's incremental contribution to a cumulative
or excessive noise for people residing or working | impact would be less than significant.

in the project area?

Issue 6: Emergency Plans Through the project’s incorporation of adequate primary and No mitigation is required. N/A
Would the project impair implementation of, or secondary emergency access roadways and implementation of the

physically interfere with, an adopted emergency project's Evacuation Plan, the project would not impair or interfere

response plan or emergency evacuation plan? with an existing emergency response or evacuation plan.

The project would not result in inadequate emergency access and
would be in compliance with the applicable agency fire code
requirements for emergency ingress and egress. Therefore, the
project would not contribute to cumulative impacts related to
implementation of or interfere with an adopted emergency response
plan or emergency evacuation plan.

Issue 7: Wildland Fires The project is designed to protect against wildland fires. The project No mitigation is required. N/A
has been designed to include fire protection features consistent with
City of Chula Vista Fire Code, Chapter 7a Fire Code requirements, in
addition to safety features that exceed code requirements detailed in
Chapter 3.0, Project Description, Section 3.6.2. Incorporation of all
project design features including construction materials, site access
and fire apparatus support, fuel modification zones, and water
systems would ensure direct impacts associated with wildfire hazards
would be less than significant.

Would the project expose people or structures,
either directly or indirectly, to a significant risk of
loss, injury, or death involving wildland fires?
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Environmental Issue

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

All cumulative projects would be required to meet minimum fire fuel
modification and/or clearing requirements applicable to their location
and would be reviewed by fire district having jurisdiction to ensure
adherence to all relevant fire safety standards. The project’s
incremental contribution to cumulative impacts related to wildfire
exposure would be less than significant.

Historical Resources

Issue 1: Prehistoric/Historic Resources

Would the project cause a substantial adverse
change in the significance of a historical resource
pursuant to Section 15064.5?

Would the project cause a substantial adverse
change in the significance of an archaeological
resource pursuant to Section 15064.5?

Based on the results of the record search and surveys of the project
site, implementation of the project would not result in impacts to
built environment historical resources, as the on-site foundations did
not meet the criteria for eligibility for the National Register of Historic
Places or the California Register of Historic Resources.

Direct impacts to potentially buried archaeological resources
associated with grading within the project site and off-site
improvement areas within the City of San Diego including the primary
access road and trenching within Dennery Road could occur. A
potentially significant impact to unknown prehistoric/archaeological
resources could result during ground disturbance. Therefore, direct
impacts to historical resources would be significant.

The project's incremental contribution to cumulative impacts to
historic resources would be less than significant. The project's
incremental contribution to cumulative archaeological resources
impacts would be less than significant.

The project would implement mitigation measure HIST-CV-1
Archaeological Monitoring.

The incorporation of archaeological and Native
American monitoring during grading would
ensure adverse impacts to unknown potentially
significant buried prehistoric resources would
be reduced to less than significant. The
presence of an archaeological and Native
American monitor during ground disturbing
activities would allow for the identification of
buried resources to occur so that work can stop,
and any resources be evaluated. If significant
resources are recovered, implementation of a
Research Design and Data Recovery Program
would ensure significant resources are treated
properly to reduce significant direct impacts to
less than significant.

Issue 2: Human Remains

Would the project result in the disturbance of any
human remains, including those interred outside
of formal cemeteries?

Although it is not expected that human remains would be located on
the project site, there is a potential for buried human remains to be
disturbed by grading and construction activities. Therefore, direct
impacts associated with human remains would be potentially
significant.

The project, in addition to all cumulative projects, would be required
to implement mitigation measures to ensure cumulative impacts
related to human remains would be less than significant.

The project would implement mitigation measure HIST-CV-2
Discovery of Human Remains.

The project would implement mitigation
measure HIST-CV-2 which would ensure all
applicable provisions of Public Resources Code
Section 5097.98, CEQA Section 15064.5, and
Health and Safety Code Section 7050.5 are
implemented during earth-disturbing activities.
Implementation of the mitigation measure as
outlined above would reduce potential direct
impacts related to human remains to less than
significant.

Issue 3: Religious/Sacred Uses

The City of Chula Vista does not have a specific
threshold related to religious/sacred uses;
therefore, this issue is not discussed further for
the No Annexation Scenario. Refer to Section 4.10
of the DEIR for discussion of tribal cultural
resources.

N/A

N/A

N/A
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Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Noise
Issue 1: Ambient Noise Levels Although the adjacent residences would be exposed to construction No mitigation is required. N/A
noise levels that could be heard above ambient conditions, the
Would the project generate a substantial exposure would be temporary and would not exceed the City of Chula
temporary or permanent increase in ambient Vista's noise level limits. Temporary construction noise would be less
noise levels in the vicinity of the project in excess | than significant.
of sta.ndards- established |n.the local general plan The project would not result in a direct or cumulative noise increase
or noise ordinance, or applicable standards of : ) .
. of more than 3 decibels. Therefore, the project would result in less
other agencies? L . Lo . .
than significant direct and cumulative impacts related to traffic noise.
Property line noise levels due to on-site noise sources are not
predicted to exceed the most restrictive noise level limits. Direct and
cumulative noise impacts due to on-site noise sources would be less
than significant.
Issue 2: Groundborne Vibration Construction-related groundborne vibration levels are not anticipated | No mitigation is required. N/A
Would the project generate excessive to e>.<ceed the annoyance thresho!d of 0.1 inch per second (ips) peak
. . . particle (PPV) velocity or the building damage thresholds of 0.3 to
groundborne vibration or groundborne noise , ) ,
levels? 0.5 ips PPV at the nearest structure. Once operational, the project
' would not be a source of groundborne vibration. Direct construction
and operational groundborne vibration impacts would be less than
significant.
There are no adjacent sites that could be developed concurrent with
the project that could create a cumulative construction noise impact.
Therefore, the project’s incremental contribution to cumulative
construction noise impacts would be less than significant.
Issue 3: Airport Noise The project site is located outside of the 55 community noise No mitigation is required. N/A
. o A . equivalent level future aviation noise contour. Direct and cumulative
For a project located within the vicinity of a private | . - . i
oo . impacts from aviation overflight noise exposure would be
airstrip or an airport land use plan, or where such ) S
o . considered less than significant.
a plan has not been adopted, within two miles of
a public airport or public use airport, would the
project expose people residing or working in the
project area to excessive noise levels?
Transportation
Issue 1: Transportation System The project would be consistent with relevant mobility plans and No mitigation is required. N/A

Would the project conflict with a plan, ordinance,
or policy addressing the circulation system,
including transit, roadway, bicycle, and pedestrian
facilities.

policies. Direct impacts would be less than significant.

The project along with all cumulative projects would undergo a
consistency analysis with applicable transportation system plans and
policies to ensure cumulative impacts would be less than significant.
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Environmental Issue

Summary of Environmental Analysis Results - No Anne
Results of Impact Analysis

xation Scenario and Annexation Scenario 2b
Mitigation

Impact Level After Mitigation

Issue 2: Vehicle Miles Traveled
Would the project conflict or be inconsistent with
CEQA Guidelines Section 15064.3 subdivision (b)?

Even with the application of project design features for transportation
and GHG emissions, in addition to GHG mitigation measures, project
vehicle miles travelled (VMT) impacts would not be reduced below the
85th percentile mean VMT per capita. Direct impacts would be
significant.

At the project level, the project would be unable to reduce VMT
impacts to a less than significant level. Therefore, the project's
contribution to traffic/VMT in the surrounding area, combined with
that of the projects in the cumulative study area, would be
cumulatively significant.

Mitigation measures for GHG emissions detailed in Chapter
4.5 (Sections 4.5.3.2.d and 4.5.4.1.d) would support VMT
reductions (see GHG-CV-1/GHG-SD-1), implementing a
commute trip reduction program (GHG-CV-2/GHG-SD-2), and
providing bicycles to residents (GHG-CV-3/GHG-SD-3).

Other feasible mitigation measures were explored including
application of the City of San Diego's Mobility Choices
Ordinance (see Section 4.9.2.4.e). Considering the project
trips would be distributed to City of San Diego roadways,
payment of the City of San Diego Active Transportation In
Lieu Fee would be a feasible method of further reducing
impacts. The project would implement TRA-CV-1.

Even with implementation of project design
features, GHG mitigation measures and
TRA-CV-1, direct and cumulative impacts related
to VMT would be significant. Implementation of
TRA-CV-1 would be used to fund VMT reducing
infrastructure projects throughout the City of
San Diego. Although impacts would remain
significant after implementation of mitigation,
this conclusion would be consistent with the
Findings and Statement of Overriding
Considerations that were adopted with the
Complete Communities: Housing Solutions and
Mobility Choices Program EIR, which evaluated
implementation of the City of San Diego’s fee
program for VMT impacts. Although the project
site is not currently located within the City of
San Diego, participation in the City of San Diego
fee program would ensure all feasible mitigation
is applied supporting implementation of
appropriate City of San Diego improvements
that are intended to facilitate VMT reductions.

Issue 3: Hazards due to a Design Feature

Would the project substantially increase hazards
due to a geometric design feature (e.g., sharp
curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)?

The project does not include any design elements that would increase
road hazards. Impacts would be less than significant. The project
would not result in hazards due to design features. Similarly, all
cumulative projects would undergo transportation review to ensure
compliance with roadway design standards to ensure cumulative
impacts related to this issue would be less than significant.

No mitigation is required.

N/A

Issue 4: Emergency Access

Would the project result in inadequate emergency
access?

The project includes emergency access that would meet all City of
Chula Vista and City of San Diego road standards and would be
consistent with the requirements of the Fire Protection and
Evacuation Plans (see Appendices | and J, respectively). Therefore, the
project would not result in inadequate emergency access. Impacts
would be less than significant.

Project compliance with the applicable agency fire code requirements
for emergency ingress and egress would ensure cumulative impacts
related to emergency access would be avoided. Therefore, the project
would not contribute to cumulative impacts related to policy
consistency, hazardous design features, or emergency access.

No mitigation is required.

N/A
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Environmental Issue

Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

Tribal Cultural Resources

Would the project cause a substantial adverse
change in the significance of a tribal cultural
resource, defined in Public Resources Code
section 21074 as either a site, feature, place,
cultural landscape that is geographically defined
in terms of the size and scope of the landscape,
sacred place, or object with cultural value to a
California Native American tribe, and that is:

a) Listed or eligible for listing in the California
Register of Historical Resources, orin a local
register of historical resources as defined in
Public Resources Code section 5020.1(k), or

b) Aresource determined by the lead agency, in
its discretion and supported by substantial
evidence, to be significant pursuant to criteria
set forth in subdivision (c) of Public Resources
Code Section 5024.1. In applying the criteria
set forth in subdivision (c) of Public Resources
Code Section 5024.1, the lead agency shall
consider the significance of the resource to a
California Native American tribe?

The area is considered sensitive for potential tribal cultural resources
(buried cultural resources and/or subsurface deposits). Therefore,
there is the potential for inadvertent discovery of a resource that
could be impacted by project implementation. Impacts would be
considered significant.

Cumulative projects would be reviewed for potential tribal cultural
resources through tribal consultation as required in per AB 52 and SB
18, and project-level review. Where applicable, Native American
monitoring would be required during grading to mitigate potentially
significant direct impacts to tribal cultural resources. Therefore, the
project's incremental contribution to cumulative impacts to tribal
cultural resources would be less than significant.

Implementation of mitigation measure HIST-CV-1 within the
project site and remedial grading area within the City of
Chula Vista, requires Native American monitoring during
ground disturbance activities consistent with the results of
tribal consultation.

The project would implement mitigation
measure HIST-CV-1, which would require Native
American monitoring during ground
disturbance. Implementation of the mitigation
measure HIST-CV-1 would ensure appropriate
treatment in the event of discovery of tribal
cultural resources, reducing potential direct
impacts related to tribal cultural resources to
less than significant.

Aesthetics

Issue 1: Scenic Vistas/Scenic Views

Would the project have a substantial adverse
effect on a scenic vista?

The project site is not located within any designated scenic roadway
or vista; however, it is located within the viewshed of the Otay River
Valley. Due to intervening topography and existing landscaping along
Interstate 805, the project would not alter views of the Otay River
Valley from motorists along Interstate 805 or Dennery Road.
Therefore, direct visual impacts associated with the project’s effect on
a scenic vista would be less than significant.

Proposed development would not substantially block views of any
identified public resources from a public viewing area. None of the
cumulative projects are in visual proximity to the project. Therefore,
cumulative visual impacts would be less than significant.

No mitigation is required.

N/A

Issue 2: Scenic Resources

Would the project substantially damage scenic
resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state
scenic highway?

The project site is not located within any designated scenic roadway
or vista; however, it is located within the viewshed of the Otay River,
which is considered a scenic resource. The project would not alter
visibility of, or any physical aspect related to, the Otay River.
Development regulations relating to height and bulk would ensure
the project would not alter views toward the Otay River and would
not detract from the scenic resource of the Otay River Valley.
Therefore, direct impacts to scenic resources resulting from site
development would be less than significant.

No mitigation is required.

N/A
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Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation

Impacts to scenic resources within the off-site areas within the City of
San Diego would be less than significant in the context of the City of
San Diego's Significance Determination Thresholds. No distinctive or
landmark trees would be removed within the off-site improvement
areas in the City of San Diego and adverse direct impacts related to
landform alteration in the off-site improvement areas would be less
than significant.

Proposed development would not substantially block views of any
identified public resources from a public viewing area. None of the
cumulative projects are in visual proximity to the project and there
would be less than significant cumulative impacts.

Issue 3: Visual Character The project would not degrade the existing visual quality of the area, | No mitigation is required. N/A
including views of the Otay River and Otay Valley Regional Park.
Additionally, through compliance with the Specific Plan development
regulations, landscape and grading plans, and architectural design
guidelines, the project would fit the pattern and character of the
surrounding land uses. Direct impacts relating to visual character
would be less than significant.

In nonurbanized areas, substantially degrade the
existing visual character or quality of public views
of the site and its surroundings? (Public views are
those that are experienced from publicly
accessible vantage point).

Proposed development would not substantially block views of any
identified public resources from a public viewing area. None of the
cumulative projects are in visual proximity to the project and there
would be less than significant cumulative impacts.

Issue 4: Light or Glare The project would include outdoor lighting typical of residential No mitigation is required. N/A
developments that would be shielded downward. No substantial light
sources are proposed that could adversely affect day or nighttime
views. Direct impacts from lighting and glare would be less than
significant.

Would the project cause a substantial light or
glare which would adversely affect daytime or
nighttime views in the area?

All cumulative projects would also be required to comply with
jurisdictional development standards pursuant to the applicable
agency’'s municipal code. Through compliance regulations applicable
for all cumulative projects, cumulative light and glare impacts would
be less than significant.
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Mitigation

Impact Level After Mitigation

Hydrology and Water Quality

Issue 1: Water Quality

Would the project violate any water quality
standards or waste discharge requirements or
otherwise substantially degrade surface or
groundwater quality?

Temporary Construction Activities

The project would implement project-specific site design, source
control, treatment control BMPs consistent with federal, regional, and
local water quality standards including the National Pollutant
Discharge Elimination System (NPDES) permit and, Construction
General Permit, and City of San Diego General Plan policies, plans and
standards; however, due to the potential for burn ash to be
encountered during site grading, pollutants could be released during
construction and runoff into surface water, resulting in a significant
direct impact to water quality.

Long Term Operations

The project would implement project-specific site design, source
control, treatment control BMPs consistent with all relevant federal,
regional, and local water quality standards including the NPDES
permit and Construction General Permit and City of Chula Vista and
City of San Diego General Plan policies, San Diego Municipal Code
(SDMCQ), Chula Vista Stormwater Ordinance, Drainage Design Manual
and Stormwater Standards Manual. Water quality impacts associated
with post construction operation of the project would be less than
significant.

Through implementation of the mitigation measure, under all
scenarios, the project would reduce potentially significant direct
impacts to less than significant levels and ensure the project's
incremental contribution to a cumulative impact on water quality
would be less than significant.

To mitigate impacts associated with water quality impacts
associated with the accidental release of burn ash under the
No Annexation Scenario and Annexation Scenario 2b,
implementation of mitigation measure HAZ-CV-1, as detailed
in Section 4.6.3.1.d, would be required by the City of Chula
Vista for those portions of the project site within Chula Vista.

To mitigate impacts associated with water quality impacts
associated with grading within the off-site improvement
areas within the City of San Diego, implementation of
HAZ-SD-1 by the City of San Diego would be required.

Additionally, implementation of mitigation
measure HAZ-CV-1 requiring preparation and
approval of a Community Safety Plan prior to
ground disturbing activities within the City of
Chula Vista would ensure potential release
relating to burn ash would be less than
significant.

Implementation of HAZ-SD-1 requiring
preparation and approval of a Community
Safety Plan prior to ground disturbing activities
within the off-site improvement areas within the
City of San Diego would ensure potential release
relating to burn ash would be less than
significant.

Issue 2: Groundwater

Would the project substantially decrease ground
water supplies or interfere substantially with
ground water supplies or interfere substantially
with groundwater recharge such that the project
may impede sustainable groundwater
management of the basin.

The San Diego Basin Plan designates beneficial uses for all surface
and groundwaters in the San Diego Region. Groundwater recharge is
not identified as a beneficial use for waters within the Otay
Hydrologic Unit. Construction activities would not extend below the
groundwater table, and no impacts to groundwater quality would
result due to treatment of runoff in stormwater BMPs. Additionally,
the project would connect to public water system and not utilize
groundwater. Therefore, direct and cumulative impacts to
groundwater would be less than significant.

No mitigation is required.

N/A

Nakano Project EIR
Page S-22




Table S-1

Summary of Environmental Analysis Results - No Annexation Scenario and Annexation Scenario 2b
Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation

Issue 3: Drainage Patterns Project construction and operation would not substantially alter No mitigation is required. N/A
existing drainage patterns resulting in erosion or siltation, increased
rates of runoff, exceed storm water capacity, or impedance of flood
flows. The project includes construction, site design, source control,
and structural pollutant control measures, including two biofiltration
basins and a modular wetland unit in combination with a detention
vault. Storm water runoff flows would be slowed, treated, and
released to the Otay River. The project’s Storm Water Quality
Management Plan has demonstrated compliance with all federal,
regional, and local regulations to ensure that the project complies
with the Municipal Separate Storm Sewer System Permit and
provides adequate drainage facilities to support the project. Direct
and cumulative impacts related to drainage patterns would be less
than significant.

Would the project substantially alter the existing
drainage pattern of the site or area; including
through the alteration of the course of a stream
or river, in a manner, which would:

o Resultin substantial erosion or siltation on -
or off-site.

o Substantially increase the rate or amount of
surface runoff in a manner, which would
result in flooding on - or off-site.

o Create or contribute runoff water, which
would exceed the capacity of existing or
planned storm water drainage systems or
provide substantial additional sources of
polluted runoff.

o Impede or redirect flood flows.

Issue 4: Release of Pollutants due to Flood Hazard, | The project site is outside of the Federal Emergency Management No mitigation is required. N/A
Tsunami, or Seiche Zone Agency (FEMA) 100-year floodplain but is located within a dam
inundation zone. While in proximity to potential inundation risk from
failure of the Upper and Lower Otay Dam, through state-mandated
routine inspections, the risk of dam failure is low. Further, the
residential project would not introduce any significant source of
pollutants on-site that would be released in the event of inundation;
therefore, direct and cumulative impacts associated with the release
of pollutants as a result of inundation would be less than significant.
Issue 5: Conflict with Water Quality Plans The project would be consistent with all relevant water quality control | No mitigation is required. N/A
plans. Direct and cumulative impacts related to conflicts or
obstruction with such plans would be less than significant.

In flood hazard, tsunami, or seiche zones, would
the project risk release of pollutants due to
project inundation?

Would the project conflict with or obstruct
implementation of a water quality control plan or
sustainable groundwater management plan?
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Impact Level After Mitigation

Public Services and Facilities

facilities

Would the project require or result in the
construction of new or expanded water,
wastewater treatment or storm water drainage,
electric power, natural gas, or
telecommunications facilities, the construction of
which could cause significant environmental
effects?

connections on and off-site with Dennery Road to serve the project.
The off-site pipeline connections would be placed adjacent to existing
pipes within Dennery Road. The grading and trenching effort
associated with installation of off-site utility connections in Dennery
Road have been evaluated throughout Chapter 4.0 of the EIR, where
applicable. No additional expansion of facilities for water, wastewater
treatment, storm water/drainage, electric power, natural gas, or
telecommunications would occur. Direct impacts would be less than
significant.

As physical impacts related to the provision of utilities and service
systems would be localized and would be addressed on a project-by-
project basis, these impacts would not combine to resultin a
cumulative impact. Therefore, cumulative impacts related to the
physical impacts associated with installation of utilities and services
would be less than significant.

Would the project result in substantial adverse No physical impacts would occur related to the provision of adequate | No mitigation is required. N/A
physical impacts associated with the provision of | fire, police, parks, libraries, or school facilities as no such facilities are
new or physically altered governmental facilities, proposed. All physical impacts associated with on-site parks are
need for new or physically altered governmental addressed throughout this EIR. Therefore, the project would not
facilities, the construction of which could cause result in physical impacts related to the construction of facilities for
significant environmental impacts, in order to fire, emergency services, police protection, schools, parks, or libraries
maintain acceptable service ratios, response and direct impacts would be less than significant.
times, or other performance objectives for any of
the public services: No physical impacts would occur related to the provision of adequate
o Fire protection? fire, police, parks, libraries, or school facilities as no such facilities are
o Police protection? proposed, not required as a result of project implementation.
e  Schools? Therefore, the project’s incremental contribution to cumulative
o Parks? impacts related to public services and facility construction would be
e  Other public facilities? less than significant.
Utilities and Sewer Systems
Issue 1: Need for construction or expansion of The project would require the construction of water pipeline No mitigation is required. N/A
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Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issue 2: Sufficient Water Supply Water would be provided by City of San Diego facilities; therefore, No mitigation is required. N/A
Would the project have sufficient water supplies demanq is evaluated against Qty of San Diego yvater supply
) . projections. Although the project would result in water demand not
available to serve the project and reasonably . ) L .
. accounted for in the City of San Diego’s 2020 UWMP, the City of San
foreseeable future development during normal, , o A ) ;
; Diego has indicated availability to serve the project (see Appendix R).
dry, and multiple dry years. L, ,
The project's water demand equates to a fraction of the overall water
demand anticipated in the City of San Diego service area and would
be accommodated in the City's overall anticipated growth over the
five-year planning horizon since the water demand is not site specific.
The project would not conflict with the City of San Diego’s future
water demand projections or per capita water use targets. Direct
impacts relating to water supply would be less than significant.
The project combined with cumulative projects is not anticipated to
result in a cumulative impact on water supply. Therefore, the project's
incremental contribution to cumulative impacts related to water
supply would be less than significant.
Issue 3: Wastewater Treatment Capacity Sewer would be provided by City of San Diego facilities; therefore, No mitigation is required. N/A
Would the project result in a determination by the demanq 'S evaluatgd against City of San P|ego watgr §upply .
. . projections. There is adequate sewer facility capacity in the City of
wastewater treatment provider which serves or . ; .
. . San Diego Otay Valley Trunk Sewer to serve the project. Direct
may serve the project that it does not have , N
. - . impacts would be less than significant.
adequate capacity to serve project's projected
demand in addition to the provider’s existing o L o
. The project's incremental contribution to cumulative impacts related
commitments? . . .
to new or improved wastewater facilities would not be cumulatively
considerable and cumulative impacts would be less than significant.
Issue 4: Solid Waste The implementation of a WMP, and the inclusion of adequate waste, No mitigation is required. N/A
Would the project generate solid waste in excess organics, and recycling storage in garages, would ensure that.t.he
. overall waste produced by the project would be reduced sufficiently
of state or local standards, or in excess of the , ; i ,
) . . to comply with State waste reduction targets and City of Chula Vista
capacity of local infrastructure, or otherwise . : ; )
. . . . . General Plan waste reduction and recycling goals. Direct impacts to
impair the attainment of solid waste reduction ) o
solid waste would be less than significant.
goals?
Would the project Comply with federal, state, and | Through the application of design features, and regulatory
local mgnagement and r.educt|on statutes and compliance including recycling, the project’s incremental contribution
regulation related to solid waste. to cumulative impacts related to solid waste would not be
cumulatively considerable and cumulative impacts would be less than
significant.
Wildfire
Issue 1: Emergency Plans Implementation of the project would not impair or interfere with an No mitigation is required. N/A
Would the proposed project substantially impair existing emergency response or evacuat!on.plan. Direct and
cumulative impacts would be less than significant.
an adopted emergency response plan or
emergency plan?
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xation Scenario and Annexation Scenario 2b

Would the proposed project expose people or
structures to significant risks, including downslope
or downstream flooding or landslides, as a result
of runoff, post-fire slope instability, or drainage
changes?

exposed in a manner that would result in post-fire flooding or slope
instability. Direct impacts would be less than significant.

All cumulative projects would be required to adhere to all fire
regulations and district requirements. Therefore, cumulative impacts
would be less than significant.

Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issue 2: Pollutants from Wildfire With the proposed fuel management and fire protection features No mitigation is required. N/A
Due to slope, prevailing winds, and other factors, incorporated .|ntc.) thg project design, Fhe p.I’OjeCt would not
. o exacerbate wildfire risks; therefore, direct impacts related to
would the proposed project exacerbate wildfire ) i
. . exposure of project occupants to pollutant concentrations from a
risks, and thereby expose project occupants to o o
) e wildfire or the uncontrolled spread of a wildfire would be less than
pollutant concentrations from a wildfire or the o
O significant.
uncontrolled spread of a wildfire?
All cumulative projects located within both the City of San Diego and
the City of Chula Vista would be required to meet minimum fire fuel
modification and/or clearing requirements applicable to their location
and would be reviewed by fire district having jurisdiction to ensure
adherence to all relevant fire safety standards. The project’s
incremental contribution to cumulative impacts related to wildfire
exposure would be less than significant.
Issue 3: Infrastructure The project would not exacerbate wildfire as a result of infrastructure | No mitigation is required. N/A
Would the proposed project require the npprgvements. Direct and cumulative impacts would be less than
. . . . significant.
installation or maintenance of associated
infrastructure (such as roads, fuel breaks,
emergency water sources, power lines or other
utilities) that may exacerbate fire risk or that may
result in temporary or ongoing impacts to the
environment?
Issue 4: Flooding or Landslides The project would not change drainage patterns nor leave soils No mitigation is required. N/A
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Mitigation

Impact Level After Mitigation

Land Use and Planning

Issue 1: Physically Divide an Established
Community

Would the proposal physically divide an
established community?

The project would not physically divide an established community as
no major expansion of roadways or infrastructure is needed to serve
the project. Therefore, the project would not physically divide an
established community and direct impacts would be less than
significant.

Each of the cumulative projects would include development within
infill sites or vacant lands that would contribute to the build-out of
existing communities or result in new planned communities. As a
result, a cumulative impact related to physical division of a
community would be less than significant.

No mitigation is required.

N/A

Issue 2: Land Use Plan Consistency

Would the project result in a conflict with
the environmental goals, objectives, and
recommendations of the community plan in
which it is located?

Would the project result in land uses which
are not compatible with an adopted airport
Comprehensive Land Use Plan (CLUP)?

Under Annexation Scenario 2a, the City of San Diego would require
implementation of project design feature PDF-NOS-SD-1 to ensure
consistency with the City of San Diego Noise Element. No conflicts or
inconsistencies have been identified with any City of San Diego
General Plan Land Use Element, Otay Mesa Community Plan, or Local
Agency Formation Commission land use plans or policies.
Additionally, no conflicts or inconsistencies would occur related to the
OVRP Concept Plan or the Brown Field Airport Land Use Compatibility
Plan (ALUCP).

However, as discussed in Section 4.1.4.2.b, the project would conflict
with goals, objectives and policies contained within the City of San
Diego General Plan Housing Element that requires housing to be
consistent with the City of San Diego’s CAP. Additionally, as detailed in
Section 4.5, although the project would include PDF-GHG-1 through
PDF-GHG-9, and would implement mitigation measures GHG-SD-1
through GHG-SD-6, the project would remain inconsistent with the
Housing Element and CAP resulting in environmental impacts that
would not be reduced to below a level of significance. Therefore,
direct impacts related to consistency with the CAP and CAP related
Housing Element goals would be considered significant.

It is noted that while all project’s within the cumulative project area
would similarly be required to comply with the City's CAP consistency
regulations and implement requirements related to housing,
cumulative land use policy consistency related to GHG would be
cumulatively significant.

The project would implement mitigation measures

GHG-SD-1 through GHG-SD-6, in addition to project design

features (PDF-GHG-1 through PDF-GHG-9).

While the proposed mitigation measures would
reduce GHG emissions to the extent feasible, the
project would not achieve net zero emissions and
therefore would not be consistent with the City of
San Diego CAP. As a result, the project would not
be consistent with City of San Diego General Plan
Housing Element Goal 5. No additional mitigation
measures are available to further reduce the
significance of this impact; the direct and
cumulative impacts associated with land use plan
consistency would remain significant and
unavoidable.
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Summary of Environmental Analysis Results - Annexation Scenario 2a

Would the project conflict with or obstruct
implementation of the applicable air quality
plan?

project would not result in impacts to air quality plan implementation
based on the significance thresholds identified in Chapter 4.2 Air
Quality. The project would not stimulate population growth or a
population concentration or housing above what is assumed in local
and regional land use plans, or projections made by regional planning
authorities. Additionally, the project would not exceed the
construction and operational screening thresholds established by the
City of San Diego. Therefore, the project would not conflict with or
obstruct implementation of the RAQS, and direct and cumulative
impacts would be less than significant.

Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issue 3: Consistency with Multiple Species A Subarea Plan amendment would be processed after annexation to | No mitigation is required. N/A
Conservation Program Subarea Plan include the project site as part of the City of San Diego MSCP Subarea
Would the project conflict with the Plan .area. As the conditions of.coverage for'covered speues is '
. : L, consistent between both the City of Chula Vista and City of San Diego
provisions of the City of San Diego's . . . . .
. . . plans, and neither plan designates the project site or adjacent area as
Multiple Species Conservation Program , o
conservation or preserve land, there would be no conflict with the
Subarea Plan or other approved local, . , ) )
. . . City of San Diego MSCP Subarea Plan. Therefore, the project site
regional or state habitat conservation plan?
would be equally protected under both Subarea Plans and the
transfer of the project site from the City of Chula Vista MSCP Subarea
Plan to the City of San Diego MSCP Subarea Plan would be consistent
with the conservation goals of the MSCP Subregional Plan. In
addition, the project would not impact any City of San Diego MHPA.
Direct impacts would be less than significant.
The project, like other cumulative projects demonstrates consistency
with the Multiple Species Conservation Program Subarea Plans,
including cumulative projects in the City of Chula Vista and City of San
Diego. Cumulative impacts would be less than significant.
Issue 4: Deviation or Variance The requested SDMC deviations would not result in an adverse effect | No mitigation is required. N/A
. : I to any environmental issue or sensitive resource, and they would not
Would the project require a deviation or . o ) . )
. - . result in a physical impact on the environment. Direct impacts would
variance, and the deviation or variance o
. . o be less than significant.
would in turn result in a physical impact on
the environment?
The requested deviations would not result in an adverse effect to any
environmental issue or sensitive resource, and they would not result
in a physical impact on the environment. As the project, under the
Annexation Scenario 2a would not result in significant direct impacts
associated with the proposed deviations, the project would not
contribute to a cumulative impact for this issue.
Air Quality
Issue 1: Air Quality Plan Implementation Regional air quality plans is inherently a cumulative analysis. The No mitigation is required. N/A
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Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issue 2: Air Quality Standards Construction and operational emissions would be less than the No mitigation is required. N/A
Would the project result in a violation of any applicable City of San Diego S|'gn|f|cance threshold§ for all cr|ter'|a
. . ) pollutants. Therefore, the project would not result in a cumulatively
air quality standard or contribute , ) o ) :
; _ . . considerable net increase of any criteria pollutant, and direct impacts
substantially to an existing or projected air L
L would be less than significant.
quality violation?
The project would not contribute to existing air quality violations or
result in regional emissions than would exceed the National Ambient
Air Quality Standards or California Ambient Air Quality Standards or
result in a cumulatively considerable net increase in criteria
pollutants.
Issue 3: Sensitive Receptors The project would not expose nearby sensitive receptors to No mitigation is required. N/A
. -, substantial DPM concentrations during construction or operation.
Would the project expose sensitive . ) :
. The project would not negatively affect the level of service of
receptors to substantial pollutant : ) , . ) :
. intersections on or in proximity to the project site and therefore
concentrations? .
would not result in a CO hotspot.
Although it was not a factor assessed as part of the significance of
impacts, an HRA (Appendix C) consistent with the City of San Diego
General Plan Policy LU-1.14, was prepared for the project. The project
would not exacerbate environmental hazards caused by vehicle
traveling on the |-805 freeway. Therefore, this HRA was prepared for
informational purposes only and does not contribute to the
significance determination. Direct and cumulative impacts related to
the exposure of sensitive receptors to substantial pollutant
concentrations would be less than significant.
Issue 4: Odor and Other Emissions Based on the significance threshold identified above, exposure to No mitigation is required. N/A
Would the project result in the creation of odors assoclzlated with pr(?Ject Fonstryctmn would be short term a.nd
- . . temporary in nature. Residential projects are not generally associated
objectionable odors affecting a substantial , } o
with adverse odor. Therefore, direct and cumulative impacts would
number of people? Lo
be less than significant.
Issue 5: Air Movement Structures would be placed within an undeveloped site that is set at a | No mitigation is required. N/A

Would the project result in substantial
alteration of air movement in the area of
the project?

lower elevation than the residential uses to the east of -805. Due to
the fact that the project would not result in structures greater than 30
feet in height and the orientation of the buildings in relation to the
surrounding area, no changes to air movement are anticipated. No
substantial alteration of air movement would occur. Direct and
cumulative impacts relating to substantial alternations of air
movement would be less than significant.

Biological Resources

Issues 1 and 2: Sensitive Species and
Habitats

Would the project result in a substantial
adverse impact, either directly or through

Sensitive Vegetation Communities and Land Cover Types

Annexation Scenario 2a would result in direct impacts to 17.25 acres
of sensitive upland vegetation communities within the project site
and off-site improvement areas. Impacts include 3.60 acres of Tier Il

Sensitive Vegetation Communities and Land Cover Types

Impacts to a total of 17.25 acres of sensitive upland
vegetation communities under Annexation Scenario 2a
would be mitigated by implementation of BIO-SD-1,

Implementation of mitigation measures discussed
in Section 4.3.2.2.d would ensure that all
significant direct and cumulative impacts related
to sensitive species and habitats under
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habitat modifications, on any species
identified as a candidate, sensitive, or
special status species in the MSCP or other
local or regional plans, policies or
regulations, or by the CDFW or USFWS?

Would the project result in a substantial
adverse impact on any Tier | Habitats, Tier Il
Habitats, Tier llIA Habitats, or Tier IlIB
Habitats as identified in the Biology
Guidelines of the Land Development
Manual or other sensitive natural
community identified in local or regional
plans, policies, regulations, or by the CDFW
or USFWS?

vegetation communities (Diegan coastal sage scrub) and 13.65 acres
of Tier llIB vegetation communities (non-native grasslands). Direct
impacts would be significant.

Special Status Plants

Direct impacts to 14 Otay tarplant individuals within the City of San
Diego off-site improvement area would be significant.

Indirect impacts to special-status plant species including California
adolphia, San Diego bur-sage, San Diego barrel cactus, San Diego
County viguiera, small-flowered microseris, and ashy spike-moss
would be significant.

Special Status Wildlife Species

Impacts to Coopers hawk, western bluebird, orange-throated
whiptail, San Diego tiger whiptail, pallid bat, Mexican long-tongued
bat, and western mastiff bat would be considered less than
significant under Annexation Scenario 2a.

Removal of 0.28 acre of foraging and nesting habitat would result in a
significant direct impact to least Bell's vireo. Significant indirect
impacts to least bell's vireo may occur due to noise generation if
construction activities are conducted during this species’ breeding
season of March 15 to September 15.

Removal of 3.60 acres of foraging and nesting habitat outside the
MHPA would result in significant direct impacts to coastal California
gnatcatcher. Indirect impacts to coastal California gnatcatcher would
be less than significant since the indirectly impacted habitat is outside
of the MHPA and any 75% or 100% Conservation Areas.

Due to project impacts to habitat with moderate potential for
burrowing owl foraging, direct and indirect impacts to burrowing owl
would be significant.

Direct impacts to yellow warbler and yellow-breasted chat nesting
habitats would be significant within both the City of San Diego
grading areas and off-site grading areas within the City of Chula Vista
due to their potential to nest within the southern willow scrub and
mule fat scrub habitats.

Direct impacts to foraging Crotch’s bumble bee during construction
would be significant within both the City of San Diego grading areas
and off-site grading areas within the City of Chula Vista due to their

consistent with City of San Diego biology guidelines, detailed
in Table 4.3-5.

To mitigate for indirect impacts to sensitive habitat,
mitigation measure BIO-SD-2 would be implemented by the

City of San Diego.

Special Status Plants

Impacts to 14 individuals of Otay tarplant located in the City
of San Diego off-site improvement areas would be mitigated
at a 4:1 mitigation ratio as detailed in BIO-SD-3.

Indirect impacts to special-status plant species including
California adolphia, San Diego bur-sage, San Diego barrel
cactus, San Diego County viguiera, small-flowered
microseris, and ashy spike-moss would be mitigated
through implementation of mitigation measures BIO-SD-2,
Biological Resource Protection During Construction.

Special Status Wildlife Species

Least Bell’s Vireo

Direct impacts to least Bell's vireo habitat would be
mitigated through wetland habitat mitigation measures
described in BIO-SD-7.

To mitigate for indirect impacts to least Bell's vireo under
Annexation Scenario 2a, mitigation measures BIO-SD-4,
Avian Protection Requirements and BIO-SD-5, Direct Impact
Avoidance and Noise restrictions for Least Bell's Vireo,
would be implemented by the City of San Diego.

Coastal California Gnatcatcher

Direct impacts to coastal California gnatcatcher would be
mitigated through upland habitat mitigation measures
described in BIO-SD-1 and implementation of Avian
Protection Requirements detailed in BIO-SD-4.

Burrowing Owl/

Impacts to burrowing owl foraging habitat would be
reduced to less than significant through implementation of
habitat-based mitigation identified in BIO-SD-1. Potential
direct and indirect impacts to burrowing owl during

Annexation Scenario 2a would be reduced to less
than significant levels.
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moderate potential to forage within the project impact area. Impacts
to Crotch’s bumble bee nesting habitat would be less than significant,
as habitat on the site has no to low potential for nesting Crotch’s
bumble bee.

Due to their moderate potential to forage within the project impact
areas direct impacts to foraging Crotch’s bumble bee during
construction would be significant.

Direct impacts to Crotch’s bumble bee foraging habitat would be
significant.

The project's direct impacts to biological resources combined with
those associated with cumulative projects would result in a
cumulatively significant impact to these biological resources.

construction would be mitigated through implementation of
mitigation measures BIO-SD-4, Avian Protection
Requirements and BIO-SD-6, Burrowing Owl|
Preconstruction Survey and Avoidance in the City of San
Diego.

Yellow-Breasted Chat and Yellow Warbler

Impacts to yellow warbler and yellow-breasted chat nesting
habitat would be mitigated through implementation of
habitat-based mitigation detailed in BIO-SD-1. Potential
impacts associated with construction activities occurring
during the breeding and nesting season for this species
would be mitigated through implementation of BIO-SD-4,
Avian Protection Requirements.

Crotch’s Bumble Bee

Direct impact avoidance for Crotch’s bumble bee shall be
implemented to avoid potential impacts to Crotch’s
bumble bee during construction should this species be a
state candidate for listing or state listed as threatened or
endangered at the time of project construction as detailed
in BIO-SD-1 (habitat-based mitigation for foraging habitat).
Direct impacts to Crotch’s bumble bee foraging individuals
would be mitigation through implementation of
preconstruction surveys and consultation as detailed in BIO-
SD-7.

Issue 3: Wetlands

Would the project result in a substantial
adverse impact on wetlands (including, but
not limited to, marsh, vernal pool, riparian,
etc.) through direct removal, filling,
hydrological interruption, or other means?

Annexation Scenario 2a would result in direct impacts to jurisdictional
resources including direct impacts to a total of 0.40 acre of potential
USACE/RWQCB wetland waters, CDFW riparian, and City of San Diego
wetlands as detailed in Table 4.3-6. Direct impacts to wetlands would
be considered significant.

Indirect impacts to jurisdictional resources during project operation
would be avoided through incorporation of a wetland buffer to
protect the function and values of the wetland as detailed in Chapter
3.0, Project Description, Section 3.6.2. However, during construction
there is a potential for indirect impacts to wetland resources to occur
which would be a significant impact.

The project and all cumulative projects would be required to comply
with applicable agency permit requirements related to wetland
impacts, which would ensure no net loss of wetlands regionally.

The project would result in direct impacts to jurisdictional
resources including a total of 0.40 acre of potential RWQCB
wetland waters, CDFW riparian, and City of San Diego
wetlands. Implementation of mitigation measure BIO-SD-8
providing mitigation ratios at 2:1 for all wetland types for a
total mitigation requirement of 0.80 acre of wetland
(restoration and creation) as detailed in Table 4.3-7. A
Conceptual Wetland Mitigation and Long-term Management
Plan has been prepared and is included in Attachment 13 of
the Biological Resources Report.

Additionally, as detailed in mitigation measure BIO-SD-9 and
BIO-SD-10, the remaining lands between the development
footprint and the property boundary (15.16 acres) will be
placed in a covenant of easement. These lands would not be
used towards mitigation and would be protected from
future development. Long-term management of the
wetlands within the covenant of easement would be

With imple
BIO-SD-10

mentation of BIO-SD-8, BIO-SD-9, and
direct and cumulative impacts to

wetlands would be reduced to less than

significant.

With imple
impacts to
reduced to

mentation of BIO-SD-2, indirect
wetlands during construction would be

less than significant.
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managed by the Homeowners Association in accordance
with the Long-term Management Plan for the On-site
Wetlands at the Nakano Project (see Attachment 15 of the
Biological Resources Report).

Indirect impacts to jurisdictional resources in the City of San
Diego would be avoided through compliance with mitigation
measure BIO-SD-2, Biological Resource Protection During
Construction.

Issue 4: Wildlife Corridors and Nursery Sites

Would the project interfere substantially
with the movement of any native resident
or migratory fish or wildlife species or with
established native resident or migratory
wildlife corridors, including linkages
identified in the MSCP Plan, or impede the
use of native wildlife nursery sites?

The project would not cause any loss of functionality of the Otay River
wildlife corridor; therefore, direct impacts to wildlife corridors would
be less than significant.

Impacts related to wildlife corridors would be less than significant
and would not contribute to a cumulative impact.

No mitigation is required.

N/A

Issues 5 and 6: Conflicts with Local Plans,
policies or HCPs/NCCPs

Result in a conflict with the provisions of an
adopted HCP, NCCP, or other approved
local, regional, or state habitat conservation
plan, either within the MSCP plan area or in
the surrounding region;

Introduce land use within an area adjacent
to the MHPA that would result in adverse
edge effects;

Result in a conflict with any local policies or
ordinances protecting biological resources;
or introduce invasive species of plants into
natural open space area.

The project would be consistent with the provisions of the City of San
Diego MSCP Subarea Plan and the City of Chula Vista's Habitat Loss
and Incidental Take regulations. Thus, direct impacts would be less
than significant.

Impacts related habitat conservation plans, natural community
conservation plan, or other approved local regional or state habitat
conservation plan, or any local policies or ordinances would be less
than significant and would not contribute to a cumulative impact.

No mitigation is required.

N/A

Geologic and Paleontological Resources

Issue 1: Geologic Hazards

Would the project expose people or
structures to geologic hazards such as
earthquakes, landslides, mudslides, ground
failure, or similar hazards?

Adherence to the recommendations presented in the Geotechnical
Investigation (see Appendices E-1 through E-4) and the Infiltration
Feasibility Condition Letter (see Appendix E-5) prepared for the
project and compliance with applicable SDMC and CBC regulations
would ensure that direct impacts related to geologic hazards would
be less than significant.

Based on required compliance with applicable agency grading
ordinance requirements, stormwater standards, and project specific
geotechnical conditions, cumulative impacts would be less than
significant.

No mitigation is required.

N/A
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Features
Would the project:

1) Require over 1,000 cubic yards of
excavation in a high resource potential
geologic deposit/formation/rock unit?

2) Require over 2,000 cubic yards of
excavation in a moderate resource potential
geologic deposit/formation/rock unit?

geology is present.

Compliance with the SDMC and the City of San Diego General Grading
Guidelines for Paleontological Resources contained within Appendix

P of the Land Development Manual would ensure adverse direct
impacts to paleontological resources during construction would be
less than significant.

Individual project compliance with the SDMC would ensure that
project specific significant impacts to paleontological resources would
be less than significance. Therefore, cumulative impacts to
paleontology would be less than significant.

Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issue 2: Erosion Adherence to BMPs required for NPDES requirements in addition to No mitigation is required. N/A
: . o SDMC requirements for erosion control and slope stabilization under
Result in a substantial increase in wind or , , : o
; I Annexation Scenario 2a would ensure direct and cumulative impacts
water erosion of soils, either on or off the s . o
site? related to soil erosion would be less than significant.
Issue 3: Unstable Geologic Units or Soils The City of San Diego’s initial study questions do not address N/A N/A
N/A expansive soils or soils capable of supporting septic tanks; however,
the analysis provided for the No Annexation Scenario and Annexation
Scenario 2b would be the same for Annexation Scenario 2a. Direct
and cumulative impacts would be less than significant.
Issue 4: Paleontological or Unique Geologic | No impacts related to unique geology would occur as no unique No mitigation is required. N/A

Greenhouse Gas Emissions

Issue 1: Greenhouse Gas Emissions

Would the project generate GHG emissions,
either directly or indirectly, that may have a
significant impact on the environment?

GHG emissions analysis, by its nature, is a cumulative impact analysis
Under Annexation Scenario 2a, the project would implement the City
of San Diego's CAP Consistency Regulations and proposed project
design features. However, because the project would not be
consistent with the growth projections used in the development of
the CAP, cumulative GHG impacts would be significant.

The project would implement mitigation measures

GHG-SD-1 through GHG-SD-6, in addition to project design

features (PDF-GHG-1 through PDF-GHG-9).

The project would implement GHG-SD-1 through
GHG-SD-6 to reduce the project's GHG emission
impact. The project would also implement the City
of San Diego’s CAP Consistency Regulations.
However, per the City of San Diego's CAP
threshold guidance, a project that would generate
more emissions than planned for in the City’ of
San Diego CAP would result in a significant impact
with regards to GHG. The site is not currently
within the City of San Diego and therefore the
associated GHG emissions were not accounted for
in the City of San Diego CAP. As such, the project
would be required to achieve net zero emissions
in order to not increase emissions beyond the
level assumed in the CAP. All feasible mitigation
has been implemented as further detailed in the
Greenhouse Gas Emissions Technical Report (see
Appendix G). While the proposed mitigation
measures would reduce GHG emissions to the
extent feasible, the project would not achieve net
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zero emissions and therefore would not be
consistent with the CAP, resulting in a significant
and unavoidable cumulative GHG emission impact
after mitigation.

Issue 2: Conflicts with the CAP or other
Plans or Policies

Would the project conflict with the City of
San Diego's Climate Action Plan or an
applicable plan, policy, or regulation
adopted for the purpose of reducing
emissions of greenhouse gases?

Under Annexation Scenario 23, the project would implement the City
of San Diego’s CAP Consistency Regulations. However, because the
project would not be consistent with the land use assumptions used
in the development of the CAP, it would not be consistent with the
CAP and GHG impacts related to GHG reduction plans and policies
would be significant.

The project's significant impact combined with impacts resulting from
projects similarly unable to meet Scoping Plan strategies would add
to a cumulative GHG impact. The project would incrementally
contribute to the existing significant cumulative GHG impact despite
implementation of all feasible mitigation measures. Therefore,
cumulative impacts related to GHG emissions would be significant.

The project would implement mitigation measures GHG-SD-
1 through GHG-SD-6 described in Section 4.5.3.2.d.

While the proposed mitigation measures would
reduce GHG emissions to the extent feasible, the
project would not achieve net zero emissions and
therefore would not be consistent with the CAP,
resulting in a significant and unavoidable
cumulative GHG emission impact after mitigation.

Health and Safety/Hazardous Materials

Issue 1, 2, 3, and 4: Hazardous Materials
Transport, Use and Disposal; Accidental
Release; Emissions Near a School;
Hazardous Materials Site

Result in hazardous emissions or handle
hazardous or acutely hazardous materials,
substances, or waste within one-quarter
mile of an existing or proposed school?

Be located on a site which is included on a
list of hazardous materials sites compiled
pursuant to Government Code Section
65962.5 and, as a result, create a significant
hazard to the public or environment?

Expose people to toxic substances, such as
pesticides and herbicides, some of which
have long-lasting ability, applied to the soil
during previous agricultural uses?

Handling, Storage and Treatment

The project would adhere to federal, state, and local regulations
during construction and operation activities which would ensure that
direct and cumulative impacts relating to the handling, storage and
treatment of hazardous materials would be less than significant.

Exposure to Toxic Substance

Recognized environmental conditions (RECs) were discovered on-site
near a pesticide storage area and within the off-site remedial grading
area north of the project site. Absent the removal or remediation of
the on-site RECs in accordance with regulations, construction
activities in the vicinity of the RECs could release hazardous materials
into the environment. However, the levels of these contaminants are
below regulatory thresholds for residential uses and release would
result in a less than significant direct and cumulative impact.

Emissions near a School

The project would not result in hazardous emissions within a
quarter-mile of an existing school; therefore, impacts associated with
emission near a school would be less than significant.

Hazardous Materials Site

Hazardous materials within the project site include burn ash that
could extend into the off-site remedial grading area. Grading within

Handling, Storage and Treatment

Impacts would be less than significant. No mitigation is
required.

Exposure to Toxic Substances

To mitigate for impacts associated exposure to toxic
substances during grading and construction under
Annexation Scenario 2a, the City of San Diego would be
required to implement mitigation measures HAZ-SD-1.

Emissions near a School

Impacts would be less than significant. No mitigation is
required.

Hazardous Materials Site

Impacts related to potential burn ash being encountered
during project construction activities would be mitigated
through implementation of HAZ-SD-2.

Implementation of mitigation measure HAZ-SD-1,
requiring preparation and approval of a
Community Safety Plan prior to ground
disturbance and under the oversight of the City of
San Diego Local Enforcement Agency, would
ensure potential release relating to burn ash
would be less than significant.
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these areas could result in an accidental release of hazardous
materials, resulting in a significant direct impact.

Through implementation of the mitigation measures, the project
would reduce potentially significant impacts to less than significant
levels and ensure the project’s incremental contribution to a
cumulative release of hazardous materials would be less than
significant.

Issue 5: Airport Safety Hazard The project is outside of Brown Field safety compatibility areas; No mitigation is required. N/A
Would the project result in a safety hazard the.refore, wpuld .not resultin an awpgrt safety hazard to future
o o residents. Direct impacts related to airport safety would be less than
for people residing or working in a o o -
: . : significant. Therefore, the project's incremental contribution to a
designated airport influence area? o o
cumulative impact would be less than significant.
Would the project result in a safety hazard
for people residing or working within two
miles of a private airstrip or a private airport
or heliport facility that is not covered by an
adopted ALUCP?
Issue 6: Emergency Plans Through the project's incorporation of adequate primary and No mitigation is required. N/A
Would the project impair implementation secgnd,ary emergency access roaQways and |mp.leme.ntat|9n of the
, ; . project's Evacuation Plan, the project would not impair or interfere
of, or physically interfere with, an adopted , . ) .
with an existing emergency response or evacuation plan. Direct
emergency response plan or emergency ) v
. impacts would be less than significant.
evacuation plan?
The project would not result in inadequate emergency access and
would be in compliance with the City of San Diego fire code
requirements for emergency ingress and egress. Therefore, the
project would not contribute to significant cumulative impacts.
Issue 7: Wildland Fires The project is designed to protect against wildland fires. The project No mitigation is required. N/A

Would the project expose people or
structures to a significant risk of loss, injury,
or death involving wildland fires, including
when wildlands are adjacent to urbanized
areas or where residences are intermixed
with wildlands?

has been designed to include fire protection features consistent with
the City of San Diego’s brush management regulations and the San
Diego Fire Rescue Department Fire Code requirements, in addition to
safety features that exceed code requirements detailed in Chapter
3.0, Project Description, Section 3.6.2. With incorporation of all
project design features, direct impacts would be less than significant.

All cumulative projects located within both the City of San Diego and
the City of Chula Vista would be required to meet minimum fire fuel
modification and/or clearing requirements applicable to their location
and would be reviewed by fire district having jurisdiction to ensure
adherence to all relevant fire safety standards. The project's
incremental contribution to cumulative impacts related to wildfire
exposure would be less than significant.
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Historical Resources

Issue 1: Prehistoric/Historic Resources

Would the project result in the alteration,
including the adverse physical or aesthetic
effects and/or the destruction of a
prehistoric or historic archaeological site
(including an architecturally significant
building), structure, or object or site?

Based on the results of the record search and surveys of the project
site, implementation of the project would not result in impacts to
known historical (built environment) resources. Additionally, impacts
to traditional cultural property would be less than significant as none
exist on-site. A potentially significant impact to unknown
prehistoric/archaeological resources could result during on-site
grading and grading within the City of San Diego off-site components
including the primary access road and trenching within Dennery Road
for installation of a water pipeline. Therefore, direct impacts to
historical resources associated with potential discovery of buried
archaeological remains would be significant.

Implementation of project specific mitigation measures would ensure
the project’s incremental contribution to cumulative impacts to
historic resources would be less than significant.

The project would implement mitigation measure HIST-SD-1
Archaeological and Native American Monitoring.

The incorporation of archaeological and Native
American monitoring (HIST-SD-1) during on-site
grading and off-site improvements within the City
of San Diego for the primary access road and
water pipeline installation in Dennery Road would
ensure adverse impacts to unknown potentially
significant buried prehistoric resources would be
reduced to less than significant. The presence of
an archaeological and Native American monitor
during ground disturbing activities would allow for
the identification of buried resources to occur so
that work can stop and any resources be
evaluated. The measure details appropriate
handling and treatment of artifacts and specifies
curation requirements and a monitoring report.
Implementation of this measure during
construction would ensure potential direct
impacts to archeological resources reduced to less
than significant.

Would the project result in any impact to
existing religious or sacred uses within the
potential impact area?

area; thus, project direct and cumulative impacts to religious or
sacred uses would be less than significant.

Issue 2: Human Remains The project would adhere to Public Resources Code Section 5097 No mitigation is required. N/A
Would the project result in the disturbance relating to the prc.)tectlor) of Natlve Amenca.n buna! sites. Through
L . regulatory compliance direct impacts associated with the discovery of
of any human remains, including those . o
. . ; human remain would be less than significant.
interred outside of formal cemeteries?
The project, in addition to all cumulative projects, would be required
to comply with regulatory procedures in the unlikely event of the
discovery of human remains during project grading. Compliance with
these regulations would ensure cumulative impacts related to human
remains would be avoided.
Issue 3: Religious/Sacred Uses No religious or sacred uses have been identified within the project No mitigation is required. N/A
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Noise
Issue 1: Ambient Noise Levels Although the adjacent residences would be exposed to construction No mitigation is required. N/A
L . . noise levels that could be heard above ambient conditions, the
Result or create a significant increase in the ,
L ) ; exposure would be temporary and would not exceed the City of San
existing ambient noise levels. R L ) .
Diego's noise level limits. Temporary construction noise would be less
Exposure of people to noise levels which than significant.
exceed the City's adopted noise ordinance
or are incompatible with the Noise Element | The project would not result in a direct or cumulative noise increase
land use noise compatibility guidelines. of more than 3 decibels. Therefore, the project would result in less
than significant direct and cumulative impacts related to traffic noise.
Property line noise levels due to on-site noise sources are not
predicted to exceed the most restrictive noise level limits. Direct and
cumulative noise impacts due to on-site noise sources would be less
than significant.
Issue 2: Groundborne Vibration Construction-related groundborne vibration levels are not anticipated | No mitigation is required. N/A
. . to exceed the annoyance threshold of 0.1 ips PPV or the building
Would the project generate excessive )
. . damage thresholds of 0.3 to 0.5 ips PPV at the nearest structure.
groundborne vibration or groundborne : :
noise levels? Once operational, the project would not be a source of groundborne
' vibration. Direct construction and operational groundborne vibration
impacts would be less than significant.
There are no adjacent sites that could be developed concurrent with
the project that could create a cumulative construction noise impact.
Therefore, the project's incremental contribution to cumulative
construction noise impacts would be less than significant.
Issue 3: Airport Noise No conflicts or inconsistencies would occur related to the OVRP No mitigation is required. N/A
. . Concept Plan or the Brown Field ALUCP. Direct and cumulative
Result in land uses which are not ) o
. o . impacts would be less than significant.
compatible with aircraft noise levels as
defined by an adopted airport
Comprehensive Land Use Plan.
Transportation
Issue 1: Transportation System With the inclusion of both on- and off-site road improvements in No mitigation is required. N/A

Would the project conflict with an adopted
program, plan, ordinance, or policy
addressing the transportation system,
including transit, roadways, bicycle and
pedestrian facilities?

addition to proposed pedestrian, bicycle, and trail connections
supporting alternative modes of transportation, the project would
not conflict with any plan, ordinance or policy addressing the
circulation system, including transit, roadway, bicycle and pedestrian
facilities.

The project along with all cumulative projects would undergo a
consistency analysis with applicable transportation system plans and
policies and the applicable jurisdiction would ensure project-level
policy consistency to avoid a cumulative impact.
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Issue 2: Vehicle Miles Traveled

Would the project result in VMT exceeding
thresholds identified in the City of San
Diego Transportation Study Manual?

Even with the application of California Air Pollution Control Officers
(CAPCOA) reduction measure (T-4), GHG related PDFs, and payment
of the City of San Diego Active Transportation In Lieu Fee and
application of the Mobility Choices Ordinance including the City of
San Diego Active Transportation In Lieu Fee consistent with SDMC
Section 143.1101. et seq., impacts would be significant.

At the project level, the project would be unable to reduce VMT
impacts to a less than significant level. Therefore, the project’s
contribution to VMT in the surrounding area, combined with that of
the projects in the cumulative study area, would be cumulatively
significant.

The project would implement TRA-SD-1 requiring payment
of the City of San Diego Active Transportation In Lieu Fee as
a feasible method of further reducing impacts.

Notwithstanding implementation of TRA-SD-1,
direct and cumulative VMT Impacts would remain
significant and unavoidable. This conclusion
would be consistent with the Findings and
Statement of Overriding Considerations that were
adopted with the Complete Communities:
Housing Solutions and Mobility Choices Program
EIR, which evaluated implementation of the City of
San Diego'’s fee program for VMT.

Issue 3: Hazards due to a Design Feature The project does not include any design elements that would No mitigation is required. N/A
Would the project substantially increase increa§e rc?ad hazards. Direct and cumulative Impacts would be less

hazards due to a geometric design feature than significant.

(e.g., sharp curves or dangerous

intersections) or incompatible uses (e.g.,

farm equipment)?

Issue 4: Emergency Access The project includes emergency access that would meet all City of No mitigation is required. N/A

Would the project result in inadequate
emergency access?

San Diego road standards and would be consistent with the
requirements of the projects’ Fire Protection and Evacuation Plans
(see Appendices | and J, respectively). Therefore, the project would
not result in inadequate emergency access. Direct impacts would be
less than significant.

Project compliance with the applicable agency fire code requirements
for emergency ingress and egress would ensure cumulative impacts
related to emergency access would be avoided. Therefore, the project
would not contribute to cumulative impacts.

Tribal Cultural Resources

A substantial adverse change in the
significance of a tribal cultural resource,
defined in Public Resources Code Section
21074 as either a site, feature, place,
cultural landscape that is geographically
defined in terms of the size and scope of
the landscape, sacred place, or object with
cultural value to a California Native
American tribe, and that is:

a) Listed or eligible for listing in the
California Register of Historical
Resources, or in a local register of
historical resources as defined in

The area is considered sensitive for potential tribal cultural resources
(buried cultural resources and/or subsurface deposits). Therefore,
there is the potential for inadvertent discovery of a resource that
could be impacted by project implementation. Direct impacts would
be considered significant.

Cumulative projects would be reviewed for potential tribal cultural
resources through tribal consultation as required in per AB 52 and SB
18, and project-level CEQA review. Where applicable, Native American
monitoring would be required during grading to mitigate potentially
significant direct impacts to tribal cultural resources. Therefore, the
project's incremental contribution to cumulative impacts to tribal
cultural resources would be less than significant.

Consistent with the requests of the tribes during
consultation and to ensure the protection of tribal cultural
resources, HIST-SD-1 would be required to reduce potential
impacts to tribal cultural resources. Mitigation measure
HIST-SD-1 requires Native American monitoring during
ground disturbance activities.

The project would implement mitigation measure
HIST-SD-1, which would require Native American
monitoring during ground disturbance.
Implementation of the mitigation measure HIST-
SD-1 would ensure appropriate treatment in the
event of discovery of tribal cultural resources,
reducing potential impacts related to tribal
cultural resources to less than significant.
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Summary of Environmental Analysis Results - Annexation Scenario 2a

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

Public Resources Code Section
5020.1(k), or

b) A resource determined by the lead
agency, in its discretion and
supported by substantial evidence, to
be significant pursuant to criteria set
forth in subdivision (c) of Public
Resources Code Section 5024.1. In
applying the criteria set forth in
subdivision (c) of Public Resources
Code Section 5024.1, the lead agency
shall consider the significance of the
resource to a California Native
American tribe?

Aesthetics

Issue 1: Scenic Vistas/Scenic Views

Would the project result in a substantial
obstruction of any vista or scenic view from
a public viewing area as identified in the
community plan?

The project site is not located within any designated scenic roadway
or vista; however, it would be visible from a public trail within the
OVRP. The project would not result in any adverse change to views of
the Otay River for trail users and would not block view of the Otay
River from any surrounding viewpoints. Due to intervening
topography and existing landscaping along I1-805, the project would
not alter views of the Otay River from motorists along I-805 or
Dennery Road. Therefore, direct impacts associated with the project's
effect on a scenic vista would be less than significant.

Proposed development would not substantially block views of any
identified public resources from a public viewing area. None of the
cumulative projects are in visual proximity to the project and there
would be less than significant cumulative impacts.

No mitigation is required.

N/A

Issue 2: Scenic Resources

Would the project result in the loss of any
distinctive or landmark tree(s), or stand of
mature trees as identified in the community
plan?

The project would not result in the loss of any distinctive or landmark
trees; therefore, no impact related to a loss of any distinctive or
landmark tree(s) or stand of mature trees as identified in the Otay
Mesa Community Plan would occur.

The project would not result in grading within steep slopes in excess
of the allowances in the City of San Diego’s Environmentally Sensitive
Lands regulations. However, site grading would require
manufactured slopes in excess of 10 feet. Proposed manufactured
slopes are designed to follow existing landforms and retaining walls
are incorporated to minimize grading to the extent feasible.
Proposed slope locations generally follow the existing contours and
topography of the project site. Therefore, per the City of San Diego
significance thresholds, the project would not result in substantial

No mitigation is required.

N/A
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Table S-2

Summary of Environmental Analysis Results - Annexation Scenario 2a

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

alteration to the existing landforms and direct impacts would be less
than significant.

Proposed development would not substantially block views of any
identified public resources from a public viewing area. None of the
cumulative projects are in visual proximity to the project and there
would be less than significant cumulative impacts.

Would the project cause a substantial light
or glare which would adversely affect
daytime or nighttime views in the area?

adopted by the City of San Diego under Annexation Scenario 2a, the
project would not introduce substantial sources of day or nighttime
lighting. Additionally, the project does not incorporate any features
that would be characterized as creating a substantial new source of
glare that would adversely affect daytime or nighttime views in the
area. Therefore, direct impacts associated with light and glare would
be less than significant.

All cumulative projects would also be required to comply with
jurisdictional development standards pursuant to the applicable
agency's municipal code. Through compliance regulations applicable
for all cumulative projects, cumulative light and glare impacts would
be less than significant.

Issue 3: Visual Character Implementation of the project would not severely contrast with the No mitigation is required. N/A
Would the project result in the creation of a surrounding peighborhooq character, would not resu.lt in th.e.loss of
negative aesthetic site or project? any community identification symbol, would not be highly visible, and
would not have a negative visual appearance. The development
Would the project result in project bulk, would be consistent with adjacent residential development and
scale, materials, or style which would be would be designed consistent with the project’s Design Guidelines
incompatible with surrounding and base zoning that ensures compatibility with height, scale, and
development? bulk of buildings. While a range of building types are proposed, the
Would the project result in substantial Design Guidelines would result in a compatible theme across the
alteration to the existing planned character development. Therefore, the project would not create a negative
of the area, such as could occur with the aesthetic and direct impacts associated with neighborhood character,
construction of a subdivision in a previously a.rch.itlecture, and development features would be less than
undeveloped area? Note: for substantial significant. . .
alteration to occur, new development would Proposed development would not substantially block views of any
have to be of a size, scale, or design that identified public resources from a public viewing area. None of the
would markedly contrast with the character cumulative projects are in visual proximity to the project and there
of the surrounding area. would be less than significant cumulative impacts.
Issue 4: Light or Glare Through compliance with the SDMC and Design Guidelines to be No mitigation is required. N/A
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Results of Impact Analysis

Mitigation

Impact Level After Mitigation

Hydrology and Water Quality

Issue 1: Water Quality

Would the proposal result in an increase in
pollutant discharge to receiving waters
during or following construction, or
discharge identified pollutants to an already
impaired water body?

What short-term and long-term effects
would the proposal have on local and
regional water quality and what types of
pre- and post-construction Best
Management Practices (BMPs) would be
incorporated into the project to preclude
impacts to local and regional water quality?

The project would implement project-specific site design, source
control, treatment control BMPs consistent with federal, regional, and
local water quality standards including the NPDES permit and,
Construction General Permit, and City of Chula Vista General Plan
policies, plans and threshold standards; however due to the burn ash
identified on the Davies property, pollutants could be released during
construction and runoff into surface water, resulting in a significant
direct impact to water quality.

The project would implement project-specific site design, source
control, treatment control BMPs consistent with all relevant federal,
regional, and local water quality standards including the NPDES
permit and CGP and City of San Diego General Plan policies, SDMC,
Drainage Design Manual and Stormwater Standards Manual.
Notwithstanding regulatory and policy compliance, due to the RECs
on-site and within the Davies property, and burn ash identified on the
Davies property, pollutants could be released during construction
and runoff into surface water, resulting in a significant impact to
water quality.

Through implementation of the mitigation measure, under all
scenarios, the project would reduce potentially significant direct
impacts to less than significant levels and ensure the project’s
incremental contribution to a cumulative impact on water quality
would be less than significant.

To mitigate impacts associated with the accidental release of
burn ash, implementation of mitigation measure HAZ-SD-1
would be required by the City of San Diego.

Implementation of mitigation measure HAZ-SD-1
requiring preparation and approval of a
Community Safety Plan prior to ground disturbing
activities would ensure potential release relating
to burn ash would be less than significant.

Issue 2: Groundwater

Result in decreased aquifer recharge. There
may be significant impacts on hydrologic
conditions and well-water supplies because
the area available for aquifer recharge is
reduced. When a subsurface water source
fails to be recharged by rainfall, its volume
will be reduced. Reduced groundwater
elevation can affect landholders who are
dependent on well water, vegetation, and
surface water replenishment. In addition, if
a project would result in extraction of water
from an aquifer, impacts on hydrologic
conditions would be significant if there
would be a net deficit in the aquifer volume
or a reduction in the local groundwater
table.

The project would connect to public water system and not utilize
groundwater. Groundwater recharge would not be adversely affected
due to depth of groundwater, the existing slow rate of infiltration on
site; BMP detention design would prevent infiltration on-site per
study recommendations. Therefore, direct and cumulative impacts to
groundwater would be less than significant.

No mitigation is required.

N/A
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Summary of Environmental Analysis Results - Annexation Scenario 2a

Would the project conflict with or obstruct
implementation of a water quality control
plan or sustainable groundwater
management plan?

plans. Direct and cumulative impacts related to conflicts or obstruction
of such plans would be less than significant.

Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issue 3: Drainage Patterns Project construction and operation would not substantially alter No mitigation is required. N/A
Would the project result in a substantial existing drainage patterns resulting in erosion or S|.Itat|on, increased
. . . rates of runoff, exceeded storm water capacity, or impedance of
alteration to on- and off-site drainage o X . .
. flood flows. The project includes construction, site design, source
patterns due to changes in runoff flow rates . :
or volumes? control, and structural pollutant control measures, including two
' biofiltration basins and a Modular Wetland Unit in combination with a
Would the project result in substantial detention vault. Storm water runoff flows would be slowed, treated,
increase in impervious surfaces and and released via sheet flow just north of the Otay River. The project
associated increased runoff? would adhere to all federal, regional, and local regulations, including
the City of San Diego Drainage Design Manual and SDMC regulations
ensure that the project complies with the Municipal Separate Storm
Sewer System Permit. Direct and cumulative impacts related to
drainage patterns would be less than significant.
Issue 4: Release of Pollutants due to Flood The project site is outside of the FEMA 100-year floodplain but is No mitigation would be required. N/A
Hazard, Tsunami, or Seiche Zone located within a dam inundation zone. While in proximity to potential
. inundation risk from failure of the Upper and Lower Otay Dam,
Impose flood hazards on other properties o ) ) , ,
. . through state-mandated routine inspections, the risk of dam failure is
or development, or result in substantial ) . . i
L low. The project would not increase flow velocity or quantities that
changes to stream flow velocities or ) ) o
. would affect other properties and direct and cumulative impacts
guantities; or . L
related to flooding would be less than significant.
Impose flood hazards on other properties
or development, or be proposed to develop
wholly or partially within the 100-year
floodplain identified on the FEMA maps.
Issue 5: Conflict with Water Quality Plans The project would be consistent with all relevant water quality control | No mitigation would be required. N/A
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Environmental Issue

Summary of Environmental Analysis Results - Annexation Scenario 2a

Results of Impact Analysis

Mitigation

Impact Level After Mitigation

Public Services and Facilities

of facilities

Would the project result in a need for new
systems, or require substantial alterations
to existing utilities, the construction of
which would create physical impacts with
regard to the following utilities: natural gas,
communication systems, water; sewer; and
solid waste disposal?

Would the proposal:

Result in the use of excessive amounts of
fuel or energy (e.g. natural gas)?

Result in the use of excessive amounts of
power?

Use of excessive amounts of water?

Landscaping which is predominantly
non-drought resistant vegetation?

power, and communication systems, to serve the project. Additional
drainage and stormwater facilities would be constructed. Physical
impacts associated with utility improvements are addressed
throughout Chapter 4.0 of this EIR. No additional expansion of
facilities for wastewater treatment, solid waste, storm
water/drainage, electric power, natural gas, or telecommunications
would occur that could result in physical impacts. Direct impacts
would be less than significant.

The project would not result in excessive use of fuel, energy, or
power. The project is proposed as an all-electric development and
would include electric vehicle charging and other design features to
support reductions in fuel use and energy efficiency. Direct impacts
would be less than significant.

As physical impacts related to the provision of utilities and service
systems would be localized and would be addressed on a project-by-
project basis, these impacts would not combine to resultin a
cumulative impact. Therefore, cumulative impacts related to the
physical impacts associated with installation of utilities and services
would be less than significant.

Does the project conflict with the No physical impacts would occur related to the provision of adequate | No mitigation would be required. N/A
community plan in terms of the number, fire, police, parks, libraries, or school facilities as no such facilities are
size, and location of public service facilities? | proposed. All physical impacts associated with on-site parks are
. . addressed throughout this EIR. Therefore, the project would not
If so, are there direct impacts from . .o ; -
. . : result in physical impacts related to the construction of facilities for
construction of proposed new public service | _ , , i ) )
- . fire, emergency services, police protection, schools, parks, or libraries
facilities needed to serve the project? . , o
and direct impacts would be less than significant.
The project would not result in physical impacts related to the
construction of facilities for fire, emergency services, police
protection, schools, parks, or libraries. Therefore, the project's
incremental contribution to cumulative impacts related to public
services and facility construction would be less than significant.
Utilities and Sewer Systems
Issue 1: Need for construction or expansion | The project would require the construction of water, sewer, electrical | No mitigation is required. N/A
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Summary of Environmental Analysis Results - Annexation Scenario 2a

Would the proposed project impair
implementation of an adopted emergency
response plan or emergency evacuation
plan?

existing emergency response or evacuation plan. Direct impacts
would be less than significant.

Implementation of the project would not impair or interfere with an
existing emergency response or evacuation plan. Cumulative projects
would also be required to address adequacy of emergency response;
therefore, no cumulative impact related to emergency response
would occur.

Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issue 2: Sufficient Water Supply Although the project would result in a greater water demand No mitigation is required. N/A
Would the project use of excessive amounts compared to the Iahd uses |r.1cluded |.n existing p.Ians, the project
of water? demonstrates consistency with the City of San Diego Landscape
' Regulations pertaining to water efficient landscaping and irrigation
Would the project include landscaping systems. Additionally, compliance with current building and plumbing
which is predominantly non-drought codes would ensure excessive amounts of potable water are not
resistant vegetation? used. Therefore, direct impacts relating to water supply would be less
than significant.
The project combined with cumulative projects is not anticipated to
result in a cumulative impact on water supply. The project’s
incremental contribution to cumulative impacts related to water
supply would be less than significant.
Issue 3: Wastewater Treatment Capacity There is adequate sewer facility capacity to serve the project. Direct No mitigation is required. N/A
Would the project result in a need for new |mpacts.wo'ul.d be less than 5|gr.1|f|c§nt. o
. : . The project's incremental contribution to cumulative impacts related
systems, or require substantial alterations , . ,
- e . to new or improved wastewater facilities would not be cumulatively
to existing utilities, the construction of , o .
) oo considerable and cumulative impacts would be less than significant.
which would create physical impacts
(sewer)?
Issue 4: Solid Waste The implementation of a WMP, compliance with City of San Diego No mitigation is required. N/A
Would the proposed project have an effect cons.tr.uct|on and demoI!tlon debris ordm.ance, along with the
: provision of adequate bin storage space in garages would ensure that
upon, or result in a need for new or altered )
) I the overall waste produced by the project would be reduced
solid waste facilities? . . . ) )
sufficiently to comply with waste reduction targets. Direct impacts
related to solid waste would be less than significant.
Through the application of design features, and regulatory
compliance including recycling, the project’'s incremental contribution
to cumulative impacts related to solid waste would not be
cumulatively considerable and cumulative impacts would be less than
significant.
Wildfire
Issue 1: Emergency Plans Implementation of the project would not impair or interfere with an No mitigation is required. N/A
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Summary of Environmental Analysis Results - Annexation Scenario 2a

Environmental Issue Results of Impact Analysis Mitigation Impact Level After Mitigation
Issue 2: Pollutants from Wildfire With the proposed fuel management and fire protection features No mitigation is required. N/A
Due to slope, prevailing winds, and other incorporated .|ntc.> thg project design, 'Fhe p.rOJect would not
. exacerbate wildfire risks; therefore, direct impacts related to
factors, would the proposed project ) .
e exposure of project occupants to pollutant concentrations from a
exacerbate wildfire risks, and thereby o o
. wildfire or the uncontrolled spread of a wildfire would be less than
expose project occupants to pollutant sionificant
concentrations from a wildfire or the & ’
uncontrolled spread of a wildfire? . , . . .
All cumulative projects located within both the City of San Diego and
the City of Chula Vista would be required to meet minimum fire fuel
modification and/or clearing requirements applicable to their location
and would be reviewed by fire district having jurisdiction to ensure
adherence to all relevant fire safety standards. The project's
incremental contribution to cumulative impacts related to wildfire
exposure would be less than significant.
Issue 3: Infrastructure The project would not exacerbate wildfire as a result of infrastructure | No mitigation is required. N/A
Would the proposed project require the |mprove.ment.s. Direct impacts Yvou!d be less than.5|gp|ﬂcant.
. . . . The project's incremental contribution to cumulative impacts related
installation or maintenance of associated . L
. to wildfire exposure would be less than significant.
infrastructure (such as roads, fuel breaks,
emergency water sources, power lines or
other utilities) that may exacerbate fire risk
or that may result in temporary or ongoing
impacts to the environment?
Issue 4: Flooding or Landslides The project would not change drainage patterns nor leave soils No mitigation is required. N/A

Would the proposed project expose people
or structures to significant risks, including
downslope or downstream flooding or
landslides, as a result of runoff, post-fire
slope instability, or drainage changes?

exposed in a manner that would result in post-fire flooding or slope
instability. Direct impacts would be less than significant.

Adherence to all fire regulations and district requirements for
cumulative projects would ensure cumulative wildfire impacts would
be less than significant.
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1.0 Introduction

Chapter 1.0
Introduction

This Environmental Impact Report (EIR) addresses the potential environmental effects of the
proposed Nakano project (project) and has been prepared by the City of Chula Vista, in coordination
with the City of San Diego in compliance with the California Environmental Quality Act (CEQA) and
Guidelines (Public Resources Code, Section 21000 et seq. and California Code of Regulations, Title
14, Section 15000, et seq.). This EIR is prepared to address the requirements for both the City of
Chula Vista and the City of San Diego, as the project may be annexed into the City of San Diego.
Accordingly, the EIR addresses a No Annexation Scenario, where the project stays in Chula Vista and
two Annexation Scenarios with the site annexed into the City of San Diego. Annexation Scenario 2a
is the scenario where the grading and development permits are issued by the City of San Diego after
annexation. The No Annexation Scenario and Annexation Scenario 2b are similar in that the City of
Chula Vista would issue all grading and construction permits for the portions of the project within
Chula Vista and the City of San Diego would issue a grading permit for the off-site areas within the
City of San Diego. The difference between these two scenarios is in the No Annexation Scenario, the
project site would stay in the City of Chula Vista. In Annexation Scenario 2b, the project site would be
annexed into the City of San Diego after site development. To accommodate these scenarios in this
EIR, this document includes an evaluation of impacts according to the regulations, standards, and
thresholds of both agencies.

The project includes the development of up to 221 residential units on a 23.77-acre parcel currently
in the City of Chula Vista surrounded by City of San Diego jurisdiction on the west, south and east.
Project access would be from the City of San Diego’s Dennery Road. In addition to the residential
component, the project would include recreational amenities including parks and trails. Public trail
access would be provided through the site to provide a connection to the Otay Valley Regional Park.
The project components under the No Annexation Scenario and the Annexation Scenarios are
generally the same, with variations described in Chapter 3.0. The discretionary actions required to
implement the project would depend on which scenario proceeds.

1.1 EIR Purpose and Intended Uses

The EIR is informational in nature and is intended for use by City of Chula Vista and City of San Diego
decision makers, and other agencies including but not limited to the Local Agency Formation
Commission (LAFCO) and the Otay Water District. The EIR is for use by the public in evaluating the
potential environmental effects, mitigation measures, and alternatives of the project. The EIR
evaluates three scenarios including a No Annexation Scenario and two Annexation Scenarios. The
analysis of these scenarios would allow each city to rely on this EIR to approve the entitlements
needed to develop the project under either jurisdiction. This EIR is also intended for use by LAFCO in
the Annexation Scenario for the jurisdictional and service area reorganizations that would be
necessary.
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By recognizing the environmental impacts of the project, decision makers will have an
understanding of the physical and environmental changes that would accompany the approval of
the project. The EIR includes recommended mitigation measures that would be applicable to each
scenario (Annexation and No Annexation Scenarios) which, when implemented, would lessen or
avoid significant effects of the project on the environment, when feasible. Alternatives to the project
are presented that could further reduce or avoid significant impacts associated with the project.

1.2 EIR Legal Authority
1.2.1 Lead Agency

The City of Chula Vista is the Lead Agency for the project pursuant to Article 4 (Sections 15050 and
15051) of the CEQA Guidelines. The Lead Agency, as defined by CEQA Guidelines Section 15367, is
the public agency that has the principal responsibility and authority for carrying out or approving
the project. Both the City of San Diego and the City of Chula Vista have a substantial claim to be
the lead agency but have entered a cooperative Memorandum of Understanding approved on
December 7, 2021, designating the City of Chula Vista as the lead agency with the City of San Diego
as a responsible agency. The Memorandum of Understanding specifies that the project shall be
developed in accordance with the general plans and local ordinances of both the City of Chula Vista
and the City of San Diego, as the Specific Plan Area is intended to be annexed into the City of San
Diego. As such, this EIR analyzes the project under both City of Chula Vista and City of San Diego
codes and regulations.

As Lead Agency, the City of Chula Vista Development Services Department conducted a preliminary
review of the project and determined that this EIR was required. The analysis and findings in this
document reflect the independent, impartial conclusions of the City of Chula Vista.

1.2.2 Responsible and Trustee Agencies

State law requires that all EIRs be reviewed by Responsible and Trustee Agencies. A Responsible
Agency, defined pursuant to State CEQA Guidelines Section 15381, includes all public agencies other
than the Lead Agency which have discretionary approval power over the project. A Trustee Agency is
defined in Section 15386 of the CEQA Guidelines as a state agency having jurisdiction by law over
natural resources affected by a project that are held in trust for the people of the state of California.

Implementation of the project would require consultation with the following Responsible and
Trustee Agencies, as described below.

City of San Diego: The City of San Diego is a responsible agency with approval authority over certain
actions under the Annexation Scenarios, as well as the easement vacations, grading permits and
other actions related to the site access roadways under all scenarios. Refer to Section 3.5 for more
details.

U.S. Fish and Wildlife Service: Acting under the federal Endangered Species Act, the U.S. Fish and
Wildlife Service (USFWS) is responsible for ensuring that any action authorized, funded, or carried
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out by a federal agency (such as the U.S. Army Corps of Engineers [USACE]) is not likely to jeopardize
the continued existence of listed species or modify their critical habitat. Accordingly, the USFWS
would provide input to the USACE as part of the Section 404 process.

Within areas covered by the City of Chula Vista Multiple Species Conservation Program (MSCP)
Subarea Plan, including the project site, the role of the USFWS is limited with respect to species
covered under the Subarea Plan. For species covered by the Subarea Plan, the USFWS has granted
take authorization for listed species to the City of Chula Vista in accordance with the requirements of
the MSCP Implementing Agreement, executed between the City of Chula Vista, the USFWS, and the
California Department of Fish and Wildlife (CDFW) in 1997.

For projects that are consistent with the Chula Vista and/or San Diego MSCP Subarea Plan, the
relevant local agency has authority to grant permits for take of covered species and a separate
permit is not required from the wildlife agencies. For listed species not included on the MSCP
covered species list, the wildlife agencies retain permit authority.

California Department of Fish and Wildlife: The CDFW has jurisdiction over sensitive wildlife that
is held in trust for the people of California. The CDFW would be a Trustee Agency for the project, as
sensitive wildlife is located on-site and in the project vicinity. The CDFW has the authority to reach an
agreement with an agency or private party proposing to alter the bed, banks, or floor of any
watercourse/stream, pursuant to Section 1600 et seq. of the California Fish and Game Code. The
CDFW generally evaluates information gathered during preparation of the environmental
documentation, and attempts to satisfy their permit concerns in these documents.

San Diego Local Agency Formation Commission: San Diego LAFCO is a responsible agency with
discretionary approval over reorganization of jurisdictional and district boundaries. The San Diego
LAFCO's regulatory and planning intent is to fulfill the Legislature's regional growth management
priorities outlined under the Cortese-Knox-Hertzberg Local Government Reorganization Act
(Government Code Sections 56000-57550).

U.S. Army Corps of Engineers: The USACE has jurisdiction over development in or affecting the
navigable waters of the U.S., pursuant to two federal laws, the Rivers and Harbors Act of 1889 and
the Clean Water Act, as amended. Projects that include potential dredge or fill impacts to waters of
the U.S. are subject to Section 404 of the Clean Water Act. Aggregate impacts to waters of the U.S.
(defined as direct fill or indirect effects of fill) greater than one-half acre require a permit. All permits
issued by the USACE are subject to consultation and/or review by the USFWS and the U.S.
Environmental Protection Agency. The project may not have any USACE jurisdictional waters based
on recent legislative changes pertaining to USACE regulatory authority.

Otay Water District: The Otay Water District is a responsible agency due to the site’s location within
the Otay Water District boundaries. Under the Annexation Scenarios, the Otay Water District would
need to approve a LAFCO resolution to detach the site from the district boundaries. Under the No
Annexation Scenario, the Otay Water District would be required to approve a LAFCO out of service
agreement with the City of San Diego.

Federal Aviation Administration Part 77 Determination: The project site lies within the Federal
Aviation Administration (FAA) Noticing Area for the Brown Field Municipal Airport. The project may
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require FAA review of obstruction evaluation criteria contained in the Federal Code of Regulations,
Title 14, FAA Part 77 (Obstruction Evaluation/Airport Airspace Analysis) prior to construction.

Native American Heritage Commission: The City of Chula Vista completed consultation with the
Native American Tribes consistent with the requirements of Assembly Bill 52 and Senate Bill 18.
Tribes who are traditionally and culturally affiliated with the geographic area of the project were
invited to consult regarding potential impacts to tribal cultural resources. Responses were received
from the Viejas Band of Kumeyaay Indians, the Campo Band of Kumeyaay Indians, the Jamul Indian
Village, and the San Pasqual Band of Dieguefio Mission Indians requesting consultation on the
project. During tribal consultation, none of the Tribes identified any known tribal cultural resources
on the project site but requested that Native American monitors be present during ground
disturbance activities.

San Diego Gas and Electric: San Diego Gas and Electric easements are located on-site and certain
easements are proposed to be vacated pursuant to Section 66434(G) of the Subdivision Map Act, as
detailed in Section 3.7.6.

1.3 EIR Scope and Content and Format
1.3.1 Scope

The scope of analysis for this EIR was determined by the City of Chula Vista as a result of initial
project review and consideration of comments received in response to a Notice of

Preparation (NOP) circulated between May 5 and June 4, 2022, for the project. The City of Chula
Vista's NOP, associated responses, and comments made during the review period are included in
Appendix A of this EIR. Comment letters received during the NOP scoping process included
comments by the City of San Diego, County of San Diego, the Native American Heritage Commission,
the Otay Valley Regional Park Citizens Advisory Committee, and a concerned citizen. Issues that were
raised included requests for the project to be consistent with the Otay Valley Regional Park Concept
Plan and a desire for trail connections and amenities. Comments were also raised related to the
project’s proximity to the Shinohara Il burn ash site and potential flooding concerns due to site
development. The comments received during the NOP scoping period were reviewed and
considered during the drafting of this EIR.

Through these scoping activities, the project was determined to have the potential to result in the
following significant environmental impacts:

e Land Use and Planning e Transportation

e Air Quality e Tribal Cultural Resources

e Biological Resources e Aesthetics

e Geologic and Paleontological Resources e Hydrology and Water Quality
e Greenhouse Gas Emissions e Public Services and Facilities
e Health and Safety/Hazardous Materials e Utilities and Sewer Systems
e Historical Resources e Wildfire

¢ Noise
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1.0 Introduction

1.3.2 Type of EIR

This EIR has been prepared as a Project EIR, as defined in Section 15161 of the CEQA Guidelines. In
accordance with CEQA, this Project EIR examines the environmental impacts of a specific
development project and focuses on the physical changes in the environment that could result from
the project.

1.3.3 EIR Content

The intent of this EIR is to determine whether implementation of the project would have a significant
effect on the environment through analysis of the issues identified during the scoping process (see
Section 1.3.1 above). Pursuant to CEQA Guidelines Section 15126, all phases of the project are
considered in this EIR when evaluating its potential impacts on the environment, including the
planning, acquisition, development, and operation phases. Impacts are identified as direct or
indirect, short-term or long-term, and assessed on a “plan-to-ground” basis. The “plan-to-ground”
analysis addresses the changes or impacts that would result from implementation of the project
compared to existing conditions.

1.3.4 EIR Format

1.3.4.1 Organization
The format and order of contents of this EIR are described below:

e Executive Summary. Provides a summary of the EIR, a brief description of the project,
identification of areas of controversy, and inclusion of a summary table identifying
significant impacts, mitigation measures, and a conclusion of impact significance after
mitigation. A summary of the analyzed project alternatives and a comparison of the
potential impacts of the alternatives with those of the project are also provided.

e Chapter 1.0, Introduction. Contains an overview of the purpose and intended uses of the
EIR; Lead, Responsible, and Trustee Agencies; and the CEQA environmental review process.
It also provides a discussion of the scope and format of the EIR.

e Chapter 2.0, Environmental Setting. Provides a description of the project’s regional
context, location, and existing physical characteristics and existing land use. The relationship
to relevant plans are also provided in this section.

e Chapter 3.0, Project Description. Provides a detailed discussion of the project, including
background, objectives, key project features, and environmental design considerations. The
discretionary actions required to implement the project are included.

e Chapter 4.0, Environmental Analysis. Provides a detailed evaluation of potential
environmental impacts for several environmental issues. Under each issue area in Chapter
4.0, Environmental Analysis, this EIR includes a description of the existing conditions and

Nakano Project EIR
Page 1-5



1.0 Introduction

regulatory framework relevant to each environmental topic. The regulatory framework
includes local regulations for both the City of Chula Vista and the City of San Diego. Following
the regulatory framework is the discussion of each environmental issue topic. The analysis
of each issue is provided for the No Annexation Scenario and Annexation Scenario 2b
followed by the analysis for Annexation Scenario 2a. For each issue topic, the applicable
threshold(s) of significance for each agency is provided. Each issue topic is evaluated to
determine impacts associated with implementation of the project; a summary of the
significance of any project impacts; recommendations for mitigation measures and
mitigation monitoring and reporting, as appropriate, for each significant issue area, and a
discussion of significance of the impact after mitigation, if applicable.

Chapter 5.0, Significant Unavoidable Environmental Effects/Irreversible Changes.
Discusses the significant unavoidable environmental effects of the project, including those
that can be mitigated but not reduced to below a level of significance. This chapter also
describes the potentially significant irreversible changes that may be expected with
development of the project and addresses the use of nonrenewable resources during its
construction and operational life.

Chapter 6.0, Growth Inducement. Evaluates the potential influence the project may have
on economic or population growth within the project area as well as the region, either
directly or indirectly.

Chapter 7.0, Cumulative Impacts. Identifies the impact of the project in combination with
other planned and future development in the vicinity.

Chapter 8.0, Effects Found Not to Be Significant. Identifies all the issues determined in
the scoping and preliminary environmental review process to be not significant and briefly
summarizes the basis for these determinations.

Chapter 9.0, Alternatives. Provides a description of alternatives to the project, including
Alternatives Considered but Rejected, a No Project (No Development) Alternative, No Project
(Development Under the Existing Plan) Alternative, Reduced Units Alternative, and Reduced
Footprint Wetland Impact Reduction Alternative.

Chapter 10.0, Mitigation Monitoring and Reporting Program. Documents all the
mitigation measures identified in the EIR and required as part of the project. Both a
Mitigation Monitoring and Reporting Program for Annexation Scenario 2a and a Mitigation
Monitoring and Reporting Program for the No Annexation Scenario and Annexation Scenario
2b are provided.

Chapter 11.0, References Cited. Lists all the reference materials cited in the EIR.

Chapter 12.0, Individuals and Agencies Consulted. Identifies all the individuals and
agencies contacted during preparation of the EIR.

Chapter 13.0, Certification. Identifies the individuals responsible for the preparation of the
EIR.

Nakano Project EIR
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1.0 Introduction

1.3.4.2 Technical Appendices

Technical appendices, used as a basis for much of the environmental analysis in the EIR, have been
summarized in the EIR and are available for review at the City of Chula Vista, Development Services
Department located at 276 Fourth Avenue, Chula Vista, California, 91910.

1.3.4.3 Incorporation by Reference

As permitted by CEQA Guidelines Section 15150, this EIR has referenced several technical studies
and reports, including the City of Chula Vista General Plan Update EIR (State Clearinghouse
#88052511) and the City of San Diego Complete Communities: Housing Solutions and Mobility
Choices Program EIR (State Clearinghouse #2019060003). Information from these documents has
been briefly summarized in this EIR, where applicable, and their relationship to this EIR described.
These documents are included in Chapter 11.0, References Cited, and are hereby incorporated by
reference. These environmental documents can be accessed at the following links:

e City of Chula Vista General Plan Update EIR:
https://www.chulavistaca.gov/home/showpublisheddocument/436/635397496756070000

e City of San Diego Complete Communities: Housing Solutions and Mobility Choices
Program EIR:
https://www.sandiego.gov/sites/default/files/final_peir for complete_communities_housing
solutions_and_mobility choices.pdf

1.4 EIR Process

The EIR review process occurs in two basic stages. The first stage is the Draft EIR, which offers the
public the opportunity to review and comment on the document. The second stage is the Final EIR,
which provides the basis for approving the project.

1.4.1 Draft EIR

In accordance with Sections 15085 and 15087 (a) (1) of the CEQA Guidelines, upon completion of the
Draft EIR a Notice of Completion is filed with the State Office of Planning and Research and notice of
availability of the Draft EIR issued in a newspaper of general circulation in the area.

The Draft EIR is distributed for review to the public and interested and affected agencies for the
purpose of providing comments “on the sufficiency of the document in identifying and analyzing the
possible impacts on the environment and ways in which the significant effects of the project might
be avoided and mitigated” (Section 15204, CEQA Guidelines).

This Draft EIR and all related technical studies are available for review during the public review
period at the offices of the City of Chula Vista, Development Services Department, located at 276
Fourth Avenue, Building B, Chula Vista, California, 91910.

Nakano Project EIR
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1.0 Introduction

1.4.2 Final EIR

Following public review of the Draft EIR, the City of Chula Vista will provide written responses to
comments per CEQA Guidelines Section 15088 and will consider all comments in making its decision
to certify the Final EIR. Responses to the comments received during public review and Findings of
Fact will be prepared and compiled as part of the Final EIR.

The culmination of this process is a public hearing where the Chula Vista City Council will determine
whether to certify the Final EIR as being complete and in accordance with CEQA. The Final EIR will be
available at least 14 days prior to the first scheduled hearing. The City of San Diego will thereafter
adopt discretionary actions and would be required to adopt their own Statement of Overriding
Considerations and other CEQA Findings prior to taking action on the project.

Nakano Project EIR
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2.0 Environmental Setting

Chapter 2.0
Environmental Setting

2.1 Regional Setting

The Nakano Project (project) is located at the southern boundary of the City of Chula Vista and is
surrounded on three sides by land in the City of San Diego. The City of Chula Vista is an incorporated
city approximately 12 miles south and southeast of the downtown area of the City of San Diego and
4 miles north of the Otay Mesa border crossing via the State Route 125 toll road. The City of Chula
Vista encompasses approximately 50 square miles, with National City and County of San

Diego (County) lands forming its northern boundary and the lands just south of the Otay River
roughly demarcating the City of Chula Vista's southern boundary. Directly south of the City of Chula
Vista is land in the City of San Diego's Otay Mesa and Otay Mesa-Nestor communities. The City of
Chula Vista's eastern boundary extends to San Miguel and Jamul Mountains.

The City of San Diego land area covers nearly 332 square miles (not including water bodies) and is in
the southwestern corner of California, within San Diego County. The Pacific Ocean provides both the
City of San Diego and the County's western boundary, and Mexico is immediately adjacent to the
City of San Diego and the County to the south. The southern portion of the City of San Diego is
bordered on the north by the City of Chula Vista, on the east by unincorporated portions of San
Diego County, to the south by the City of Tijuana, Mexico, and to the west by the City of Imperial
Beach.

2.2 Project Location

The approximately 23.77-acre project parcel is east of Interstate 805 (I-805), northwest of the 450
block of Dennery Road, and south of the Otay River in the City of Chula Vista. The project site is
located at the southern edge of the City of Chula Vista, bordered by the City of San Diego on the
other three sides (west, south, and east). The project site is approximately 5.8 miles east of the
Pacific Ocean and approximately 11 miles south of downtown San Diego. Additionally, the project
site is approximately 3.2 miles north of the San Ysidro Port of Entry to Mexico.

Refer to Figures 2-1 through 2-3 for the regional location, project location in relation to jurisdictional
boundaries, and project location on an aerial photograph, respectively.
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RECQN Project in Relation to Jurisdictional Boundaries
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RECQN Project Location on Aerial Photograph
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2.0 Environmental Setting

2.3 Environmental Setting

2.3.1 Topography/Land Cover

The project site is currently vacant and was historically used for agricultural purposes. Agricultural
operations ceased on the site circa 2010. Former agricultural building foundations are in the central
area of the site. The majority of the site is flat, with the flat area consisting of disturbed habitat and
non-native grasslands. The southern area of the site includes a hillside with Diegan coastal sage
scrub, southern willow scrub, and disturbed habitats. Elevations within the project site range from
90 feet above mean sea level in the northern portion of the site to 180 feet above mean sea level in
the southern portion of the site. There is a drainage containing some native vegetation along the
eastern boundary of the project site that conveys stormwater runoff from the Kaiser Permanente
Otay Mesa medical offices to the south through the site to the Otay River. Several dirt trails extend
through the project site from the southeastern corner near Dennery Road to the north towards the
Otay Valley River Park. A San Diego Gas and Electric (SDG&E) 69-kilovolt power line and associated
easement is along the southern boundary. An existing dirt access road is present from Dennery
Road that provides SDG&E access to the existing utility lines. An SDG&E above-ground power line
also extends along the eastern boundary within an SDG&E easement. Other on-site easements
include an SDG&E easement in the northern portion of the site, a California Department of
Transportation drainage easement in the northwest corner of the project site, a City of San Diego
sewer easement along the western and northern portions of the project site, and an Otay Water
District easement along the eastern project boundary. Refer to Photographs 1 through 4 for views of
the project site and surrounding area.

2.3.2 Surrounding Land Use

[-805 is immediately adjacent to the site to the west and is set above the site at a higher elevation.
There are large mature eucalyptus trees between |-805 and the site (see Photographs 2 and 4).
North of the site is the Otay River, with disturbed land between the project parcel and the Otay
River. The residential development, RiverEdge Terrace, is immediately adjacent to the site to the east
(see Photographs 1 and 3). This development is set at the top of a manufactured slope, within the
City of San Diego, and is part of the larger Ocean View Hills community along Ocean View Hills
Parkway, south of Dennery Road. South of the project site are Kaiser Permanente Otay Mesa
medical offices (see Photograph 2). Refer to Figure 2-4 for the location of surrounding land uses in
relation to the project site.
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PHOTOGRAPH 1
View from the Southern Parcel Boundary Looking North Toward the

Otay River, with an Existing Shopping Center North of the River in View
and Rivers Edge Terrace Development Visible to the East

PHOTOGRAPH 2

View South/Southwest from the Middle of the Site with the Kaiser

Parking Garage, the 69 kV Line, and Eucalyptus Trees Bordering I-805
in View
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PHOTOGRAPH 3
View from the Southeast Corner of the Project Parcel with Eastern
Parcel Boundary and Manufactured Slope in View

PHOTOGRAPH 4

Westward View from the Northerly Edge of the Project Parcel with the
I-805 Bridge and Eucalyptus Trees Bordering the Freeway in View
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2.0 Environmental Setting

2.3.3 Transportation and Access

The regional transportation network in the project area consists of I-805 to the west and State Route
905 to the south. The nearest roadway is Dennery Road, a City of San Diego roadway connecting to
Palm Avenue which provides access to I-805, the surrounding Ocean View Hills community to Otay
Mesa neighborhoods, and the City of Imperial Beach. Site access is unavailable from City of Chula
Vista streets as the Otay River is a barrier separating the site from City of Chula Vista roadways.
Refer to Figure 2-2 for the location of the regional transportation network. Although no official public
roadway provides direct access to the site, the site is accessible through several informal
undeveloped unpaved utility roads to the north, east, and south of the site. The northern utility road
is accessible from a backroad dirt road behind a Kohl's Department store located on Main Street in
the City of Chula Vista; however, this roadway is blocked by a locked gate and may be overgrown
with vegetation. A roadway that provides access via the northeastern corner of the site runs
adjacent to the Otay River and is accessible via the Dennery Road/Black Coral Way intersection. A
driveway along Dennery Road within the Ocean View Hills residential community provides access to
the site via an undeveloped unpaved roadway leading to the southeast corner of the site. From the
south, an undeveloped unpaved gated dirt road at the rear parking lot of an AM/PM convenience
store located at the corner of Palm Avenue and northbound on-ramp of the I-805 leads north to the
project site.

Class Il bike lanes are present along Dennery Road and Palm Avenue, providing a portion of the
roadway for bicycle travel through lane striping and pavement markings. There is a high frequency
bus line (Route 933 and 934) with departures every 12 minutes at Palm Avenue and Dennery Road,
0.3 mile south of the project site on Dennery Road. This line provides service to Imperial Beach and
provides a connection to the Blue Line Trolley at Iris Avenue.

2.4 Planning Context

Development projects are generally guided by a city’'s General Plan. As the project includes
Annexation Scenarios and a No Annexation Scenario, the planning context for both agencies are
provided. A more detailed discussion of the planning context for various topics is provided within
the regulatory framework section of each issue section in this EIR.

2.4.1 San Diego Forward: The 2021 Regional Plan

The San Diego Association of Governments (SANDAG) is the regional authority that creates
region-specific documents to provide guidance to local agencies. San Diego Forward: The 2021
Regional Plan (Regional Plan) combines two of the region’s existing planning documents: the
Regional Comprehensive Plan for the San Diego Region and the Regional Transportation
Plan/Sustainable Communities Strategy into the 2021 Regional Plan (SANDAG 2021). The Regional
Plan identifies the project site as an area adjacent to a future interregional corridor with managed
lanes for goods movement along I-805, a future Next Gen Rapid line (Rapid 635 Eastlake to Palomar
Trolley via Main Street Corridor), a regional arterial along Main Street and Palm Avenue, and within
proximity to the future Southwest Chula Vista mobility hub.

Nakano Project EIR
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2.0 Environmental Setting

2.4.2 City of Chula Vista General Plan

The project site is designated Open Space by the City of Chula Vista General Plan and is zoned
Agricultural Zone A-8 by the City of Chula Vista Zoning Code. The off-site improvement area to the
north of the project parcel within Chula Vista is also designated as Open Space but is zoned
Floodway Zone F1. Refer to Figures 2-5 and 2-6 for existing General Plan and zoning designations
for the site and the surrounding area.

2.4.3 City of San Diego General Plan and Otay Mesa
Community Plan

The project parcel is currently outside of the City of San Diego sphere of influence; therefore,
there is no City of San Diego pre-zoning or land use designation applied. Land surrounding the
project site in the City of San Diego is part of the Otay Mesa Community Plan. The project off-site
improvement areas for primary and secondary emergency only access, to the east and south
respectively, are in the City of San Diego. These off-site improvement areas are designated
Residential - Low Medium by the City of San Diego Otay Mesa Community Plan and zoned as
RM-2-4 by the San Diego Zoning Code. Refer to Figures 2-5 and 2-6 for City of San Diego Otay
Mesa Community Plan and zoning designations surrounding the project site.

2.4.4 Otay Valley Regional Park Concept Plan

The project site is within the Otay Regional Park Concept Plan Boundary, which is a combined
planning effort of the County of San Diego and cities of Chula Vista and San Diego. Within the Otay
Regional Park, the project site is identified as open space land under private ownership. Refer to
Figure 2-7.

2.4.5 Brown Field Airport Land Use Compatibility Plan

The 2010 Brown Field Airport Land Use Compatibility Plan is intended to ensure compatibility
between adjacent land uses and the operation and/or expansion of the airport. The Airport Land
Use Compatibility Plan designates the airport influence area and identifies flight activity and safety
zones, projected noise contours, a land use compatibility matrix, and includes land use
recommendations for areas surrounding Brown Field. The Brown Field airport influence area is
shown in Figure 2-8.

Nakano Project EIR
Page 2-10



[ Project Boundary
EZX] Off-site Improvements

SDG&E 69kV Overhead Power Line

Y el % San Diego Otay Mesa
* _:Gfa_l_:gfsir\_:ﬁs',__m_vl,éf;_*—t’ > .| Community Plén Designations | |
m Commercial Employment, Retail, & Services
Park, Open Space, & Recreation
: _ Residential
Ei '&V__Q'feaééz. iy, i e Roads / Freeways / Transportation
o S mmm - T S | chulavista

General Plan Designations

Commercial Retail

Freeway
Limited Industrial
[/ Open Space
[l Open Space Reserve
Residential: Medium-Hight Density

0

FIGURE 2-5
Existing Land Use Designations




—— | [ =) = m—

M:JOBS\3396-1\common_gis\Reports\El

R\Fig2-6.mxd 04/12/2

023 bma

=
g

[ Project Boundary
B3] Off-site Improvements
SDG&E 69kV Overhead Power Line
City of Chula Vista Zoning Designations
[ A8: Open Space Preserve
[ CC: Transit Focus Area
— =GOLDEN SKy__W‘AT_——'_ _ F1: Open Space Preserve
T e —— - ILP: Limited Industrial Precise Plan
R2: Medium Density Residential
R3P13: High Density Residential
City of San Diego Zoning Designations
==== AR-1-1: Agricultural-Residential 10-Acre Lot
=~ AR-1-2: Agricultural-Residential 5-Acre Lot
: T N ke s == CC-1-3: Commercial-Community
YR TR CC-2-3: Commercial-Community
- ] | OF-1-1: Open Space-Floodplain
© RM-2-4: Residential-Multiple Unit
RS-1-14: Residential-Single Unit
RS-1-7: Residential-Single Unit

— — KaiserMedicalFacility=——— o e e, [ G124

0

REGATITAYINE =i W

FIGURE 2-6
Existing Zoning




Map Source: Otay Valley Regional Park

D Project Site
D Concept Plan Boundary

@ Park Study Area
Alternative Boundary

- Rec Areas

Open Space/Preserve

Municipal Boundary
== Proposed Residential Trail Connections

—— Trolley Route

=== QOther Trails

Conceptual Trail Corridor

E Proposed Staging Area

- - g 3
x e L R
o

S ——

Feet 3000 “

FIGURE 2-7

Project in Relation to the
Otay Valley Regional Park Concept Plan

M:\JOBS\3396-1\env\graphics\Fig2-7_EIR.afdesign 02/20/23 bma




By, Py

'—-.
INEE =

RANDY.Y,

-

(o)
=

I‘-

l\/IAlN ST
_| %

O G TV CHULAVIST AN
CITY/OF[SANIDIEGO)

DENNERY (D)

a’?i

=

EPAIMIAYE

IPALCMIAVE

D Project Site Brown Field 0 oot 2,000
[] off-site Improvements [l Airport Influence Area 1
" Airport Influence Area 2

FIGURE 2-8
RECON Brown Field Airport Influence Areas

M:\JOBS\3396-1\common_gis\Reports\EIR\Fig2-8.mxd 02/17/2023 bma




2.0 Environmental Setting

2.4.6 City of San Diego Climate Action Plan

On August 2, 2022, the City of San Diego approved an updated Climate Action Plan (CAP), revised
greenhouse gas (GHG) California Environmental Quality Act significance thresholds, CAP Consistency
Regulations, and associated Climate Resiliency Fund and Urban Tree Canopy fee. The 2022 CAP
update expands the prior CAP approach and identifies six strategies for achieving the goal of net
zero emissions:

Strategy 1: Decarbonization of the Built Environment
Strategy 2: Access to Clean and Renewable Energy
Strategy 3: Mobility and Land Use

Strategy 4: Circular Economy and Clean Communities
Strategy 5: Resilient Infrastructure and Healthy Ecosystems
Strategy 6: Emerging Climate Actions

oA wWwN =

These six strategies aim to set a path towards a goal of net zero emissions by 2035. Strategy 1:
Decarbonization of the Built Environment addresses natural gas consumption in all buildings, both
new development, and in the timespan of the CAP, existing buildings. Strategy 2: Access to Clean
and Renewable Energy maintains the 100 percent renewable energy measure and acknowledges
San Diego Community Power as a key pathway to achieving the renewable target. Strategy 2
additionally includes targets for converting the City of San Diego’s vehicle fleet to electric and
supports increasing electric vehicles used in the community. Strategy 3: Mobility and Land Use
focuses on emissions from transportation and establishes actions that support mode shift through
mobility and land use actions and policies. Strategy 4: Circular Economy and Clean Communities
expands on current zero waste goals and maintains gas capture measures, prevents waste from
entering the landfill, and supports efforts to increase composting and prevent food waste in
response to Senate Bill (SB) 1383. Strategy 5: Resilient Infrastructure and Healthy Ecosystems
addresses resiliency in the face of the impacts of climate change with a focus on greening the city,
starting with communities of concern. Communities of concern are identified as those census tracts
that have very low, low, or moderate access to opportunity as identified in the City of San Diego
Climate Equity Index (City of San Diego 2024).

The newest strategy, Strategy 6: Emerging Climate Actions, addresses those GHG emissions that will
remain after all current identified measures have been achieved, which account for roughly

20 percent of total GHG emissions by 2035. This new strategy allows the City of San Diego to address
limitations in quantification GHG emissions and science and technology by identifying additional
actions, pursuing technological innovation, expanding partnerships, and supporting research that
reduces GHG emissions in all sectors.

2.4.6.1 Climate Action Plan Consistency Regulations (City of San
Diego Municipal Code Chapter 14, Article 3, Division 14)

To facilitate implementation of the CAP, the City of San Diego adopted CAP Consistency Regulations
as Chapter 14, Article 3, Division 14 in the Land Development Code (City of San Diego 2022). The CAP
Consistency Regulations apply to specified ministerial and discretionary projects to ensure
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compliance with the goals and objectives of the updated CAP. The CAP Consistency Regulations
apply to the following projects:

e Development that results in three or more total dwelling units on all premises in the
development;

e Non-residential development that adds more than 1,000 square feet and results in
5,000 square feet or more of total gross floor area, excluding unoccupied spaces such as
mechanical equipment and storage areas; and

e Parking facilities as a primary use.
The CAP Consistency Regulations require the following:
1. Pedestrian enhancements to reduce heat island effect:

e Where the premises contains a street yard or abuts the public right-of-way, shading of at
least 50 percent of the Throughway Zone is required.

e Where development does not contain a street yard or abut a public right-of-way with a
Furnishings Zone, a specified number of trees shall be planted on-site or at an off-site
location within one mile of the development. If trees cannot be planted, an Urban Tree
Canopy Fee shall be paid.

2. Development on a premises with 250 linear feet or more of street frontage shall provide and
privately maintain at least one of the following publicly accessible pedestrian amenities for
every 250 linear feet of street frontage to the satisfaction of the Development Services
Department:

e One trash receptacle and one recycling container;

e Seating comprised of movable seats, fixed individual seats, benches with or without
backs, or design feature seating, such as seat walls, ledges, or seating steps;

e Pedestrian-scale lighting that illuminates the adjacent sidewalk;
e Public artwork;
e Community wayfinding signs; or

e Enhancement of a bus stop or public transit waiting station within 1,000 feet of the
premises.

3. Atleast 50 percent of all residential and non-residential bicycle parking spaces required in
accordance with Chapter 14, Article 2, Division 5 shall be supplied with individual outlets for
electric charging at each bicycle parking space.
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If a project is unable to comply with one or more of the CAP Consistency Regulations, the project will
be required to obtain a Process Two Neighborhood Development Permit with deviation findings
specifying how the project will reduce GHG emissions in a manner comparable to the regulation(s)
the project is deviating from.

2.4.7 City of San Diego Complete Communities Housing
Solutions and Mobility Choices

2.4.7.1 Housing Program

Housing Solutions is an optional affordable housing incentive program aimed at encouraging the
building of homes near high-frequency transit. The focus is intended to create a variety of housing
options for everyone, particularly those at low and middle-income levels. These incentives include
investments in neighborhood amenities, such as pocket parks and plazas, as well as the
preservation of existing affordable housing units. General Regulations for Complete Communities
Housing Solutions can be found in San Diego Municipal Code Chapter 14, Article 3, Division 10 (City
of San Diego 2021).

Future development projects that provide affordable housing and provide or contribute toward
neighborhood-serving improvements would be allowed additional square footage and building
height, which would allow for additional units beyond what is otherwise allowed in the respective
base zone, Planned District Ordinance, or Community Plan. Existing height restrictions in the Coastal
Zone in addition to height restrictions in proximity to airports would continue to apply. Additionally,
projects that qualify for participation in the Housing Program could be approved through a
ministerial process, unless site-specific conditions warrant a discretionary approval.

In exchange for additional density, building square footage and height, the Housing Program would
require all projects to provide new community-serving infrastructure improvements through either
payment of a fee into a Neighborhood Enhancement Fund or by accommodating a public
promenade that meets specified standards including minimum street frontage requirements.

2.4.7.2 City of San Diego Mobility Choices Program

The purpose of the Mobility Choices Program is to implement SB 743 by ensuring that new
development mitigates transportation impacts based on vehicle miles traveled (VMT) impacts to the
extent feasible, while incentivizing development within the City of San Diego’s transit priority areas
and urban areas (Mobility Zones 1, 2, and 3). The Mobility Choices Program will support investments
in active transportation and transit infrastructure-in the areas where that infrastructure is needed
most-where the most reductions in overall VMT and GHG emissions reductions can be realized.

The Mobility Choices Program would apply citywide to any new development for which a building
permit is issued except for certain exceptions. The Mobility Choices Fee would be used to fund
active transportation and VMT reducing infrastructure projects in Mobility Zones 1, 2, and 3.
Consistent with SB 743's mandate to reduce VMT, the Mobility Choices Fee would be used in areas
that have the greatest capacity to realize VMT reductions within the City of San Diego.
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Deed-restricted affordable housing within Mobility Zone 4 that meets specified criteria would be
exempt from payment of the Mobility Choices Fee.

2.5 Conservation Planning

2.5.1 County of San Diego Multiple Species Conservation
Program - South County Plan

The San Diego Multiple Species Conservation Program (MSCP) Plan for the southwestern portion of
San Diego County was approved in 1998 and covers 85 species. The City of San Diego, portions of
the unincorporated county, and ten additional city jurisdictions make up the San Diego MSCP Plan
Area. The County Subarea Plan (South County Plan) was adopted by the Board of Supervisors in
October 1997.

The goal of the South County Plan is to acquire or permanently protect 98,379 acres in the
unincorporated areas of the County. Since 1998, thousands of acres of land have been added to the
MSCP by local, state, and federal agencies.

Development projects are required to conform with the South County Plan through compliance with
the County Biological Mitigation Ordinance. How a project conforms varies depending on the
development type. Some projects meet certain exemption criteria and do not require any
modification, while others require revisions and mitigation in order for the project to conform.
County staff reviews each project and determines what is necessary for conformance with the South
County Plan.

2.5.2 City of Chula Vista Multiple Species Conservation
Program Subarea Plan

The City of Chula Vista MSCP Subarea Plan, approved on May 13, 2003, is a policy document through
which the MSCP Subregional Plan is implemented within the City of Chula Vista's jurisdiction (City of
Chula Vista 2003). The City of Chula Vista MSCP Subarea Plan provides a blueprint for conservation
of covered species and their associated habitats and forms the basis for federal and state incidental
"take " permits for 86 plant and animal species within the city. The incidental take permits are issued
by the U.S. Fish and Wildlife Service and the California Department of Fish and Game, also referred
to as the "Wildlife Agencies."

The City's Preserve will eventually encompass approximately 5,000 acres of the City of Chula Vista's
most sensitive open space areas. In addition, another approximately 4,200 acres outside the City of
Chula Vista's jurisdiction will be preserved as a result of development occurring within the city's
urban boundaries. Lands set aside within the Preserve will be appropriately managed while still
providing passive recreational opportunities for area residents and the public at large.
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2.5.3 City of San Diego Multiple Species Conservation
Program Subarea Plan

The City of San Diego’s MSCP Subarea Plan is a comprehensive, long-term habitat conservation
planning program that is designated to preserve native habitat for multiple species by identifying
areas for directed development and areas to be conserved in perpetuity, referred to as the Multi-
Habitat Planning Area. The project site is currently outside of the City of San Diego MSCP Subarea
Plan (City of San Diego 1997).

2.6 Air Quality - State Implementation Plan and
Regional Air Quality Standards

The San Diego Air Basin (SDAB) is a nonattainment area for the federal ozone (Os) standard which
means it exceeds the National Ambient Air Quality Standards (NAAQS) established by the U.S.
Environmental Protection Agency. The California Air Resources Board has developed the California
Ambient Air Quality Standards (CAAQS) and generally has set more stringent limits on the criteria
pollutants than the NAAQS. In addition to the federal criteria pollutants, the CAAQS also specify
standards for visibility-reducing particles, sulfates, hydrogen sulfide, and vinyl chloride.

The State Implementation Plan (SIP) is a collection of documents that set forth the state’s strategies
for achieving the NAAQS. In California, the SIP is a compilation of new and previously submitted
plans, programs, district rules, state regulations, and federal controls. The California Air Resources
Board is the lead agency related to the SIP under state law. The San Diego Air Pollution Control
District (SDAPCD) is responsible for preparing and implementing the portion of the SIP applicable to
the SDAB. The SIP plans for San Diego County specifically include the Redesignation Request and
Maintenance Plan for the 1997 National Ozone Standard for San Diego County (2012), and the 2004
Revision to the California State Implementation Plan for Carbon Monoxide - Updated Maintenance
Plan for Ten Federal Planning Areas.

The SDAPCD is the agency that regulates air quality in the SDAB. The SDAPCD prepared the Regional
Air Quality Standards (RAQS) in response to the requirements set forth in the California Clean Air Act
Assembly Bill (AB) 2595 (SDAPCD 1992) and the federal Clean Air Act. Motor vehicles are San Diego
County’s leading source of air pollution. In addition to these sources, other mobile sources include
construction equipment, trains, and airplanes. Reducing mobile source emissions requires the
technological improvement of existing mobile sources and the examination of future mobile
sources, such as those associated with new or modification projects (e.g., retrofitting older vehicles
with cleaner emission technologies). In addition to mobile sources, stationary sources also
contribute to air pollution in the SDAB. Stationary sources include gasoline stations, power plants,
dry cleaners, and other commercial and industrial uses. Stationary sources of air pollution are
regulated by the local air pollution control or management district, in this case the SDAPCD.

The SDAPCD is responsible for preparing and implementing the RAQS. As part of the RAQS, the
SDAPCD developed transportation control measures (TCMs) for the air quality plan prepared by
SANDAG in accordance with AB 2595 and adopted by SANDAG on March 27, 1992, as Resolution
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Number 92-49 and Addendum. The RAQS and TCMs set forth the steps needed to accomplish
attainment of NAAQS and CAAQS. The most recent update of the RAQS and corresponding TCMs
were adopted in March 2023 (SDAPCD 2023).

The SDAPCD has also established a set of rules and regulations initially adopted on January 1, 1969,
and periodically reviewed and updated. These rules and regulations are available for review on the
agency's website (Regional Water Quality Control Board 2004).

2.7 Water Quality Control Plan for the San Diego
Basin

San Diego Basin Plan (Basin Plan), adopted by the San Diego Regional Water Quality Control Board,
sets forth water quality objectives for constituents that could potentially cause an adverse effect or
impact on the beneficial uses of water. Specifically, the Basin Plan is designed to accomplish the
following: designate beneficial uses for surface water and groundwater; set the narrative and
numerical objectives that must be attained or maintained to protect the designated beneficial uses
and conform to the state's anti-degradation policy; describe implementation programs to protect
the beneficial uses of all waters within the region; and describe surveillance and monitoring
activities to evaluate the effectiveness of the Basin Plan. The Basin Plan incorporates by reference all
applicable State Water Resources Control Board and San Diego Regional Water Quality Control
Board plans and policies. The project site lies within Otay Hydrologic Unit 910, within the San Diego
Bay watershed. The Otay HU is listed on the Clean Water Act Section 303(d) list of impaired water
bodies due to coliform bacteria, with other areas of concern including trace metals and other toxic
constituents.
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Chapter 3.0
Project Description

3.1 Project Background and Relationship to
Other Planning Documents

3.1.1 Project Background

The Nakano Project (project) is proposed on a 23.77-acre parcel (Assessor Parcel Number [APN]
624-071-0200) south of the Otay River and east of Interstate 805 (I-805). The project site is currently
within the City of Chula Vista, while the off-site improvement areas required for primary and
secondary emergency access are located within the City of San Diego. The land to the east, south,
and west of the site are within the City of San Diego. Due to the location of the Otay River separating
the site from Chula Vista jurisdictional lands and public services to the north, and the availability of
adjacent access and public services from the City of San Diego, the project site is being considered
for annexation into the City of San Diego to provide logical organization of jurisdictional boundaries.

As detailed in the Memorandum of Understanding between the City of San Diego and the City of
Chula Vista, approved on December 7, 2021, both agencies are considering annexation of the parcel
from the City of Chula Vista to the City of San Diego. A Joint Exercise of Powers Agreement among
the City of San Diego, City of Chula Vista, and the County of San Diego was executed on January 30,
1990, which allowed the parties to work together to acquire land for development of the adjacent
Otay Valley Regional Park (OVRP). As a result of the Joint Exercise of Powers Agreement, the City of
Chula Vista and City of San Diego entered into a non-binding Letter of Intent (LOI) to cooperate with
each other in developing an OVRP Reorganization Plan that would propose reorganizing properties
within the vicinity of the OVRP, including attaching the project site to the City of San Diego. On
August 5, 2002, the City of San Diego passed Resolution No. R-296937 approving the LOI. The City of
Chula Vista passed Resolution No. 2002-285 approving the LOI, which expired in 2003. The 2021
Memorandum of Understanding further details the intent to obtain approvals from the City of Chula
Vista to allow for ultimate annexation of the site to the City of San Diego.

3.1.2 Relationship to Other Planning Documents

The project site is currently designated as Open Space by the City of Chula Vista General Plan and is
within Agricultural Zone A-8 of the City of Chula Vista Zoning Code. The project would take primary
access through an off-site parcel within the City of San Diego (APN 645-400-05-00) via Dennery Road to
the south and secondary emergency access from Golden Sky Way within the City of San Diego

(APN 645-400-0300) to the east. These off-site roadway connections within the City of San Diego are
designated Residential - Low Medium in the City of San Diego's Otay Mesa Community Plan (OMCP) and
RM-2-4 in the City of San Diego Land Development Code. The project site is identified as Open Space
within the OVRP Concept Plan. The site is not currently within the City of San Diego's sphere of influence.
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3.2 Project Objectives

In accordance with the California Environmental Quality Act Guidelines Section 15124, the following
primary objectives support the purpose of the project, assist the lead agency in developing a
reasonable range of alternatives to be evaluated in this Environmental Impact Report (EIR), and
ultimately aid decision makers in preparing findings and overriding considerations, if necessary. The
project would implement the policies of both the City of San Diego and City of Chula Vista through
implementation of the following objectives:

1. Develop underutilized property to provide housing in response to regional housing needs.

2. Achieve efficient provision of services through reorganization of the property through an
application to the San Diego Local Agency Formation Commission (LAFCO) to detach from
the City of Chula Vista and Otay Water District (OWD), and annex into the City of San Diego.

3. Provide a compact residential development pattern that is conducive to walking and bicycling.

4. Construct a variety of housing types at a density range that maximizes development
potential consistent with the surrounding residential communities.

5. Provide amenities that contribute to the nearby OVRP recreational uses and community
connectivity, including an overlook to the park and multi-modal connections.

6. Generate financial benefits to the local economy, through efficient provision of public
services, providing workforce housing, and generating property tax and local jobs.

3.3 Project Scenarios

While there is only one proposed physical development proposal evaluated throughout the EIR, the
agency responsible for project entitlements would vary depending on whether the project site is
annexed into the City of San Diego and the timing of annexation in relation to site development.
Additionally, the plan for service provision for each scenario varies slightly, detailed in Section 3.5. To
account for the various site development pathways, the following scenarios are considered
throughout the EIR.

3.3.1 No Annexation Scenario

The No Annexation Scenario assumes the project would stay in the City of Chula Vista and not be
annexed into the City of San Diego. LAFCO approval of out of agency service agreements for services
and utilities from the City of San Diego would be required. Under this scenario, the City of Chula
Vista would issue grading and development permits for the project site; however, the City of San
Diego would require a Site Development Permit (SDP) and grading permit for the off-site
improvements associated with primary site access and secondary emergency access. Refer to
Section 3.5 for a complete list of discretionary actions required.
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3.3.2 Annexation Scenarios

Two potential annexation scenarios are outlined below. In both scenarios, the project site would be
annexed into the City of San Diego. The key difference between the two annexation scenarios would
be the agency responsibility for issuance of grading and development permits for the project site.
These two scenarios are described below.

3.3.2.1 Annexation Scenario 2a: Site Development in San Diego
after Annexation

In Annexation Scenario 2a, grading and development of the project site would not proceed until the
LAFCO reorganization process is complete. In this scenario, the City of San Diego would issue
grading and building permits for the project site and all off-site improvement areas after approval of
the LAFCO reorganization.

3.3.2.2 Annexation Scenario 2b: Site Development in Chula Vista
followed by Annexation

In Scenario 2b, grading and site development would proceed prior to LAFCO reorganization. In this
scenario, the City of Chula Vista would issue grading and development permits for the project site
and City of San Diego would issue a grading permit for the off-site portions located in the City of San
Diego. Annexation of the project site to the City of San Diego would not occur until the City of Chula
Vista issues all building permits and certificates of occupancy for the site.

3.4 Project Components

3.4.1 Development Summary

The project would develop up to 221 dwelling units consisting of detached condominiums, duplexes,
and townhome dwelling units. While the site plan identifies a total of 215 units, consisting of 61
detached condominiums, 84 duplexes, and 70 townhome dwelling units (Table 3-1 and Figure 3-1),
the environmental analysis assumes up to 221 units to account for potential changes in the unit mix.

Table 3-1
Development Summary

Unit Type Number of Units’ Private Open Space
Condominiums (detached units) 61 units 58,760 sf or 963 sf/unit
Townhomes (multi-family) 70 units 9,700 sf or 139 sf/unit
Duplexes (attached units) 84 units 46,024 sf or 547 sf/unit
Common Open Space 26,726 sf --
sf = square feet
"The site plan identifies 215 units; however, 221 units are evaluated throughout this EIR for
a conservative analysis that accounts for potential changes to the unit mix.
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3.0 Project Description

While the proposed development design and density is the same under both scenarios, the process
to implement the proposed zoning and development standards would differ under each scenario. In
the No Annexation Scenario and Annexation Scenario 2b (see Section 3.3.2.2), the development
would be implemented by the City of Chula Vista through adoption of a Specific Plan, as detailed in
Section 3.4.1.1. As detailed in Section 3.4.1.2, under the Annexation Scenario 2a, the project would
be implemented by the City of San Diego through application of base zone regulations including
deviations to the Land Development Code and adoption of an uncodified ordinance applicable to
the project site.

3.4.1.1 No Annexation Scenario

As part of the No Annexation Scenario, a Specific Plan is proposed to establish the land uses,
intensity, development standards, design guidelines, and primary infrastructure components to
guide implementation of the project. Refer to Section 3.5 for a comprehensive list of discretionary
actions required for the No Annexation Scenario. As detailed in the Specific Plan, development of
the residential units under the No Annexation Scenario would be subject to the development
regulations shown in Table 3-2 in addition to a maximum development potential of 221 units.

Table 3-2
Chula Vista Development Regulations

Development Regulation Metric

Minimum lot size 1,000

Maximum lot size 1,500 square feet

Floor Area Ratio' 1.50

Minimum front setback 10 feet

Minimum driveway length 15 feet

Minimum side setback 5 feet or 10 percent of premises width

Minimum street side setback 10 feet or 10 percent of the premises width

Minimum rear setback 15 feet

Maximum Building Height 30 feet

Off-street Parking

1 Bedroom 1.5 spaces

2 Bedrooms 2 spaces

3 Bedrooms 2 spaces

4 Bedrooms 3 spaces

Common Area Parking A rate of 15 percent of the total off-street parking spaces
required

Common Open Space A rate of 25 square feet per dwelling unit, with at least one
common open space area with minimum dimensions of
12 feet by 15 feet that is improved with lawn or
recreational facilities.

Private Open Space

(including private balconies and patios,

front yards, backyards, and side yards)

1 Bedroom 400 square feet

2 Bedrooms 400 square feet

3 Bedrooms 480 square feet

4 Bedrooms 560 square feet

"Floor Area Ratio is a measure of the bulk of buildings on a lot or site.
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3.4.1.2 Annexation Scenario 2a

In the Annexation Scenario 2a, the City of San Diego would adopt a prezoning ordinance to allow for
the project site to be zoned Residential Multiple Unit 1-1 (RM-1-1), which would permit a maximum
density of one dwelling unit for each 3,000 square feet of lot area. The site would be designated
Residential-Low Medium in the OMCP and San Diego General Plan. Refer to Table 3-4 for a
comprehensive list of discretionary actions required for the Annexation Scenario 2a.

Development regulations for the site would be as defined in the San Diego Municipal Code (SDMC)
regulations for the RM-1-1 zone except two deviations from the SDMC are requested as follows:

e Allow a 10-foot side yard setback where up to 50 percent of the length of the building
envelope on one side of the premises may observe the minimum 5-foot side setback,
provided the remaining percentage of the building envelope length observe at least the
standard side setback of feet 5 feet or 10 percent of the lot width (100 feet), whichever is
greater pursuant to SDMC 131.0443(d)(2)(A), Table 131-04G.

Allow retaining wall heights up to 24 feet outside of the setback where the maximum allowed is 12
feet pursuant to SDMC Section 142.0340(e). Deviations from the development regulations for the
RM-1-1 zone would be implemented through adoption of an uncodified ordinance. As specified in
SDMC Table 131-04G, development regulations of the RM-1-1 zone include but are not limited to:

e 3,000 square feet per dwelling unit maximum permitted density
e 6,000 square feet minimum lot area

e 30-foot maximum structure height

e 1.25 maximum floor area ratio

e Private open space requirements per SDMC Section 131.0455(a)
e Common open space requirements per SDMC Section 131.0456.

Additionally, site design regulations would be adopted through an uncodified ordinance. The project
would be required to comply with Zone RM-1-1 regulations, and proposed deviations, site design
criteria, and conditions of approval which would be part of the uncodified ordinance. Based on the
proposed RM-1-1 zone, the project site could accommodate up to 345 units; however, the maximum
development potential for the site would be limited to up to 221 units through the uncodified
ordinance.

3.4.1.3 Annexation Scenario 2b

In this scenario, the City of Chula Vista development regulations described in Section 3.4.1.1 would
govern development of the project site. This scenario would require City of San Diego adoption of a
prezoning ordinance to allow for the project site to be zoned RM-1-1, in addition to a Community
Plan and General Plan amendment to designate the site Residential-Low Medium in the OMCP and
San Diego General Plan
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3.4.2 Residential Unit Mix

The detached condominiums would be two-story, stand-alone units that share no adjoining walls
with neighboring units. The condominiums feature three to five bedrooms and attached two-bay
garages. The condominiums units would range in size from approximately 1,761 to 2,135 square
feet. Each unit would include a private driveway, backyard, and side yard.

The duplexes would include two units stacked side-by-side within a two- or three-story structure.
Each unit would include three to four bedrooms, 2.5 bathrooms, and a two-bay garage with private
driveway. Duplex units would range in size from approximately 1,461 to 1,668 square feet.

The attached multi-family (townhomes) would consist of four to five units clustered in a row with no
separation between units. The townhomes would be two or three stories with varied roof pitching.
Each townhome unit would include two to four bedrooms, two- to two-and-one-half bathrooms, and
a two-bay garage. The townhome dwelling units would range in size from approximately 1,083 to
1,480 square feet.

The project would provide 10 percent of the total units, or 22 units, as affordable. A total of 11 units
would be affordable-to-low-income households (five percent of the total) and 11 units would be
affordable-to-moderate income households (five percent of the total).

3.4.3 Roadway Improvements and Circulation

3.4.3.1 Access and Internal Circulation

Access to and from the project site would be provided via Dennery Road, a City of San Diego 4-Lane
Collector located southeast of the project site. Primary site access from Dennery Road would be
provided through an off-site parcel located within the City of San Diego. Primary access via Private
Street A would include a full curb and gutter and a new 25-foot-wide driveway approximately 40 feet
southwest of the existing driveway. An access easement through the off-site primary access road
would be granted in favor of all parcels within the project site. Internal circulation would consist of a
series of private streets (A through |). Private Street A would be the main project access providing
access to the site via Dennery Road (Figure 3-2). As shown in Figure 3-2, post and rail fencing and
guardrails would be constructed along Private Street A (see Section B on Figure 3-2). Private Street A
would be accessed from Dennery Road with right-in/right-out movements only. All internal private
streets are referred to as private streets in the City of Chula Vista and private drives in the City of
San Diego.

Access to the exiting San Diego Gas and Electric (SDG&E) utility line and easement area along the
southern portion of the site would be provided via a driveway access from Private Street A that
would connect to an existing dirt access road (see Figure 3-2).
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Secondary emergency only access would be provided via a 20-foot-wide emergency access road located
off-site within an existing manufactured slope, in the northeastern portion of the project area (Figure
3-3). An easement from the adjacent property owner would be required to allow access through this
property. The emergency access road would enable emergency-only travel to the east through the
adjacent residential community in the City of San Diego. The emergency access road would be a
concrete roadway with a guard rail and a 15 percent maximum grade. The road would be gated with a
swing gate and Knox key switch to prohibit public entry but allow access for emergency personnel.

3.4.3.2 Off-site Roadway Improvements

a. Dennery Road at the Project Driveway

At the project entrance along Dennery Road and the project driveway, the existing driveway would be
replaced with full curb and gutter and a new 25-foot-wide driveway would be constructed approximately
40 feet southwest of the existing driveway. The project would remove and/or repair existing trees and
landscaping affected by driveway construction (see Note 11, Conceptual Landscape Plan).

b. Palm Avenue and Dennery Road Intersection

The following improvements would be implemented at this intersection:

e Palm Avenue Left Turn Bay Storage: To accommodate additional project trips, for eastbound left
turns, the project would extend the existing left turn bay storage at the intersection of Palm
Avenue and Dennery Road by an additional 85 feet to provide approximately a total of 365 feet
of left turn bay storage. This improvement would remove the existing transition and construct a
new transition 85 feet to the west including stamped concrete to match the raised median nose
to the east. The improvement would require the removal of existing landscaping, including trees
and plants. Refer to Figure 3-4 for a schematic of proposed improvements.

e Dennery Road Right Turn Bay Storage: To accommodate additional project trips, for
southbound right turns, the project would extend the right turn bay by an additional 50 feet
to provide a total of approximately 145 feet of right turn bay storage. This improvement
would construct new transition, pavement, curb, and gutter and remove and replace existing
curb, gutter, and landscaping including trees and plants. Refer to Figure 3-4 for a schematic
of proposed improvements.

e As part of the City of San Diego's Systemic Safety The Data-Driven Path to Vision Zero (San
Diego 2019), to increase the visibility of traffic signals and reduce vehicles from proceeding
through red lights, upgraded signal heads with backplates with retroreflective borders would
be installed by the project at all intersection approaches.

e As part of the City of San Diego's Systemic Safety The Data-Driven Path to Vision Zero (City of
San Diego 2019), at the intersection of Palm Avenue/Dennery Road, proposed improvements
include the installation of audible countdown pedestrian heads for each pedestrian phase
and upgrading the traffic controller to a 2070 controller including software update and
communications equipment per current City of San Diego standards by the
Owner/Permittee.

Nakano Project EIR
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3.0 Project Description

c. Dennery Road/Red Coral Lane/Red Fin Lane Intersection

To accommodate the project's eastbound U-turning vehicles along Dennery Road, the project would
extend the left turn bay storage by an additional 50 feet at the intersection of Dennery Road/Red
Coral Lane/Red Fin Lane to provide a total of approximately 240 feet of left turn bay storage. This
improvement would require the removal of some median landscaping and construction of a new
transition approximately 50 feet to the east. Refer to Figure 3-5.

Additionally, to increase safety and functionality for bicyclists, the existing bicycle loop detectors
along Dennery Road at Red Fin Lane would be upgraded and Type E Modified front loops per City of
San Diego Standard Drawing SDE-104 would be installed on all approaches. Bicycle loop detectors
ensure bicycles are detected at traffic signals so that the signals change allowing for bicycle
movement. The modified front loops are wires installed in the roadway that detect vehicles and
bicyclists and communicate to the signal controller that there is a vehicle and/or bicyclist in the
travel lane.

d. Fair Share towards City/California Department of Transportation
Interstate 805/Palm Avenue Bridge Widening

While not a project improvement that would be constructed as a part of the project, the project
would contribute 2.5 percent of the unfunded cost of the planned City/California Department of
Transportation 1-805/Palm Avenue bridge widening project which proposes to expand the Palm
Avenue bridge to accommodate five lanes between the |-805 southbound and northbound ramps.
This project is project number OM T-1 per Table 6 of the Fiscal Year 2014 Otay Mesa Public Facilities
Financing Plan (City of San Diego 2015).

3.4.4 Open Space and Recreational Amenities

3.4.4.1 Parks

The project would include several pocket parks, paseos, and trail connections to the OVRP, as shown
in Figure 3-6. Pocket parks and paseos are considered “Private Common Open Space Amenity Areas”
that count towards the project's common usable open space obligations and not towards the
project's public parklands obligations. As shown in Figure 3-6, two park areas are sited along the
northern boundary to increase access and views toward the OVRP. The central overlook pocket park
at the northern boundary would provide a trail connection to the OVRP. The pocket park at the
northwestern corner of the site would offer two playground areas. An approximate 0.04-acre
monument entry pocket park would be provided near the project entrance.

Nakano Project EIR
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3.0 Project Description

As detailed in the Specific Plan Design Guidelines for the No Annexation Scenario and Annexation
Scenario 2b and the City of San Diego uncodified ordinance for Annexation Scenario 2a, the
following design guidelines would apply to pocket parks:

e Private common open space amenity areas should be accessible by bicycling, walking, and
public transit;

e The entry monument private open space amenity area should provide a sense of arrival to
the neighborhood with an illuminated monument ground sign; and

e Private common open space amenity areas are encouraged to provide the following
recreational amenities and design criteria:

Play structures or tot-lots;

Exercise apparatus;

Overhead shade arbor with bench seating;

Decomposed granite trail with header boards;

Colorful drought tolerant shrubs and groundcover;

Bordering landscaping consisting of shade trees, accent trees, and screening trees;

Meandering decomposed granite pathways;

Trailhead connecting to Otay Valley Regional Park Trail;

Otay Valley Regional Park informative signage;

“Fallen Tree" balance beam;

Stepping stumps and boulders;

Bicycle racks;

Bench seating;

Safety lighting and rail fencing; and

Trash and recycling receptacles;

Pet Waste Stations

0O O 0O 0O O 0O O O o0 O o0 O o0 o o

Private Common Open Space Amenity Areas would be landscaped with seating, walkways, and other
amenities. Pet waste stations may be included within private common open space areas (not along
public trails). The site design measures establish that each scenario provide conceptual pocket park
designs. In addition to parks, the project would provide paseos, which are enhanced pedestrian
pathways providing residents additional green space incorporating large trees, shrubs, bench
seating, and exercise stations. Conceptual private common open space amenity areas and paseo
designs are depicted on Figure 3-7. As detailed on the Conceptual Landscape Plan, trees would be
maintained at a minimum of two feet clearing from buildings.

The private common open space amenity areas would contribute to the projects common open
space requirements. Should the project site be annexed to and developed in the City of San Diego,
the project shall comply with the standards and requirements of the City of San Diego Parks Master
Plan.

Nakano Project EIR
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3.0 Project Description

3.4.4.2 Public Trails

The project would emphasize trail connections to the OVRP for both residents and members of the
surrounding community. An existing trail connection running along the western side of the project
site would be retained as a 7-to-8-foot-wide trail enhanced with decomposed granite surfacing to
provide connection to the OVRP trail system. This existing trail would be separated from the
development area by a small retaining wall and a composite split rail fence.

In addition to the north-south trail connection, the project would provide trail improvements within
the parcel to the north to enhance the OVRP trail system. Proposed trail improvements are shown
on Figure 3-6. Trails in the north within the OVRP would be 8 feet wide, with decomposed granite
surfacing, header boards on each side, and peeler pole fencing on one side of the trail. Trail
improvements would be constructed consistent with OVRP trail guidelines. All on-site trails would be
maintained by the Homeowners Association (HOA) but would be available for public access through
dedication of a public recreation access easement. Trails within the parcel to the north would be
maintained by the OVRP. A trail signage and OVRP kiosk would be provided near the project entry,
identifying public access to the OVRP trail system is available through the project site. An additional
trail sign would be placed at the overlook park at the north end of the project site.

3.4.4.3 Open Space

The project’s private common open space amenity areas are depicted on Figure 3-8. Private
common open space includes the pocket parks and paseos described in Section 3.4.4.1. Private
open space is for the individual use of each resident and includes private balconies and patios, front
yards, back yards, and side yards. Private open space is required to meet the private open space
standards defined in the Specific Plan for the No Annexation Scenario and Annexation Scenario 2b
or the requirements of SDMC Section 131.0455(a) and the uncodified ordinance for the Annexation
Scenario 2a.

3.4.5 Pedestrian and Bicycle Facilities

Neighborhoods within the project site would be linked via sidewalks, paseos, bicycle amenities, and
a continuous street network that would accommodate a variety of living styles and mobility options.
The proposed internal streets would have sidewalks and landscaped paseos that would provide
connections to the proposed pocket parks, as well as trail access to the OVRP. Internal mobility and
pedestrian access to Dennery Road would ensure accessible pedestrian access to bus stops located
along Palm Avenue and Dennery Road.

The project would provide buffered Class Il bike lanes along Private Street A, the main private street
running through the site. The buffered Class Il bicycle lanes would separate bicycles from
automobile traffic and link to the existing Class Il bike lane along Dennery Road. The private streets
leading east and west from the primary roadway would include bicycle sharrows, which are painted
markings on the road surface to indicate to drivers that the road must be shared with bicycles.
Bicycle racks would be located at pocket parks.

Nakano Project EIR
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3.0 Project Description

Bicycle improvements (bicycle loop detectors) are also proposed along Dennery Road at Red Fin
Lane as described in Section 3.4.4.c.

3.4.6 Parking

Parking for individual units would be provided within each unit's garage and driveway consistent
with the SDMC Chapter 14, Article 2, Division 5: Parking Regulations and the Design Guidelines.
Additional common area, motorcycle, and accessible parking spaces would also be provided as
detailed in Table 3-3.

Table 3-3
Parking Summary

Parking Description Spaces Provided

Garage Spaces' 430
Accessible Spaces 14
Off-Street Parking (driveway spaces associated with 122
lots 1 through 61)

On-Street Parking? 90
Total Spaces Provided? 656
Other Parking - Motorcycle 22

TConsistent with 2022 Title 24 Green Building Standards, Residential Mandatory
Measures requires each garage to accommodate a listed raceway to accommodate a
dedicated 208/240-volt branch circuit which would allow for electric vehicle charging.
2Street parking would be limited to one side of the private streets.

3Based on the unit mix and bedroom count, 551 total off-street parking spaces are
required per SDMC Chapter 14, Article 2, Division 5: Parking Regulations and 619 off-
street parking spaces are required per Chula Vista Municipal Code Sections 19.62.010-
19.62.130.

3.4.7 Landscaping and Open Space

The project has prepared a detailed landscape plan to guide the appearance and functionality of
landscaping within the project site. Street trees would be provided along Dennery Road in addition
to the proposed private streets. Native, drought-tolerant species would be emphasized for water
conservation, fire resistance, and erosion control. The HOA would be responsible for long-term
maintenance of all landscaping outside of individual homeowner lots, within the entirety of the
project site. All constructed slope areas would be landscaped in compliance with applicable
jurisdiction guidance. The project would be consistent with all City of San Diego and City of Chula
Vista requirements relating to minimum planting and landscaped area requirements. Under the
Annexation 2b Scenario, street tree selections would comply with the OMCP approved street tree
species list.

Undeveloped portions of the site including sloped areas in the southern portion of the site and
portions of an on-site drainage running along the eastern edge of the project site would be
protected through dedication of a covenant of easement restricting future development within
these areas. Along the wetland drainage area, placement of signage would denote the presence of

Nakano Project EIR
Page 3-19



3.0 Project Description

an environmentally sensitive area. The project has been designed to not require brush management
within the drainage. Additionally, signage would include notice of prohibition of brush management.
Along the eastern edge of the project site, the landscape plan incorporates wetland plant species
within the on-site detention basin and within the drainage area north of the secondary access road.

In the event of annexation into the City of San Diego, the project would be annexed into the Ocean
View Hills Maintenance Assessment District (OVH MAD) due to the project's frontage on Dennery
Road and adjacency to the OVH MAD. The OVH MAD levies taxes on property to fund specified
improvements within the boundary of the district. District improvements and activities generally
consist of maintenance and servicing of specified landscaped and paved medians, landscaped and
paved rights-of-way, landscaped slopes, natural open space areas, gutters, and neighborhood and
community parks. The OVH MAD boundary generally includes the Ocean View Hills, Robinhood
Ridge, and Remington Hills neighborhoods.

3.4.8 Fire Management

Brush management zones and alternative compliance features are depicted on Figure 3-9. As
shown, the project incorporates fuel modification alongside roadways and generally within 100 feet
of residences. Where 100 feet of brush management cannot be accommodated, alternative
compliance measures are incorporated to provide enhanced fire protection.

Alternative compliance measures include the installation of radiant heat walls would be installed
along the brush side of the following buildings as depicted on Figure 3-9. Specifically, radiant heat
walls would be provided at the following buildings as depicted on the plans:

e Buildings 17-18, 47-61 of the detached condominiums units
e Buildings 1, 4-5, 8 of the multi-family units
e Buildings 1, 14-15, 28-29, 42 of the duplex units

Specifically, radiant heat walls would be either 6-foot masonry walls or 6-foot masonry with glass
view fence wall as depicted on Figure 3-10. Both walls provide fire protection; however, the masonry
with glass view wall is provided along the northern project border to provide views toward the Otay
River.

Additional alterative compliance measures would be installed including dual glazed/dual tempered
panes and additional 10-foot perpendicular returns along adjacent wall faces in the following
building locations:

e Eastside walls of the detached condominium buildings 17, 18, 47, and 48, multi-family
buildings 4 and 5, and duplex buildings 14, 15, and 42

e West side walls of multi-family buildings 1 and 8, duplex buildings 1, 28, and 29

e North side walls of buildings 48 through 61 of the detached condominiums.

Additional project design features addressing fire safety are detailed in Section 3.6.2.1.

Nakano Project EIR
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3.0 Project Description

3.4.9 Signage, Lighting, Walls, and Fencing

3.4.9.1 Signage and Lighting

The project would include vertical monument signage with lighting within private property, along the
project frontage at the entrance driveway from Dennery Road. Additional monument signage with
lighting within private property is proposed at the entry into the residential area at the project
entrance driveway, outside of the public right-of-way. Lighting is proposed throughout the
development for safety and aesthetic purposes. Pole-mounted lighting would be provided along
private streets and bollard lighting is proposed within the pocket parks along the northern end of
the project site. Trail signage is also proposed as detailed in Section 3.4.4.2.

3.4.9.2 Walls and Fencing

The rear of residential lots along the northern project boundary would have glass and block fire
rated walls for alternative compliance fire protection, while providing views to the adjacent open
space. These walls would be a maximum of six-foot-tall CMU wall topped with a 3-foot-tall glass
component. Composite split rail fencing with chain link attached is proposed throughout the project
site, specifically along proposed trails and pedestrian paths, and along the project boundaries and
detention basin located in the northwest portion of the project site. Six-foot-tall masonry block walls
with decorative caps are proposed at the rear of certain yard areas where noise attenuation is
needed. In other areas, six-foot-tall, non-combustible, fire-retardant wood fence or vinyl fencing is
proposed to separate rear yards. Fence and wall details are depicted on Figure 3-10.

To accommodate the project site access from Dennery Road while maintaining roadway design
standards along Private Street A, a concrete masonry block retaining wall is proposed along the
south side of Private Street A to retain the adjacent slope. This wall would run a length of 419 feet
with a maximum height of 14 feet. Refer to Figure 3-2 for a cross-section of Private Street A.

Just east of Lot 14, an approximately 125-linear-foot-long stepped retaining wall with a maximum
height of 24 feet would be constructed to retain the adjacent slope. Approximately 23.6 feet of the
wall height would be exposed as depicted on Figure 3-11.

3.4.10 Grading

Grading is proposed on a total of 21.18 acres within and adjacent to the project site, as detailed on
Figure 3-12. Off-site improvement areas include an approximate 0.45-acre area of remedial grading
and trail improvements within the OVRP to the north. Remedial grading entails removal and
recompaction of soil to ensure stability of the adjacent manufactured slopes. Trail improvements do
not require grading but are included within the overall project footprint. All off-site disturbance
areas to the north outside of proposed trail alignments would be revegetated with native species.
Off-site improvements to the south and east include grading within an approximate 1.28-acre area
of disturbance associated with the project's access road and secondary emergency only access road
located in the City of San Diego. The total project disturbance footprint including all grading, off-site
improvement areas, and buffer areas beyond grading limits is 23.37 acres.
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Eastern Retaining Wall Detail
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3.0 Project Description

Grading cut volumes would total approximately 110,400 cubic yards located in the southern portion
of the site. Approximately 133,000 cubic yards of fill would be required within the northern portion
of the site and associated with the primary and secondary emergency only access roads.
Approximately 22,600 cubic yards of soil import is anticipated. Soil import would be sourced locally
based on availability at the time of construction. The maximum height of fill slopes is 21 feet and the
maximum height of cut slopes is 19 feet. Of the 4.06 acres of existing slopes steeper than 25
percent, approximately 2.76 acres are proposed to be graded. All slopes would be revegetated after
disturbance consistent with the project's landscape plan.

3.4.11 Drainage and Storm Water

The project would install an upgraded storm drain to convey water from south to north, maintaining
its current direction of flow. An existing channel (and wetland feature) along the east side of the
project would be mostly preserved and run-on originating from south of the site, would continue to
flow to the north through the drainage/wetland course, through a concrete box culvert to be located
under the emergency access road, with flow continuing north toward the Otay River valley.

Two biofiltration basins and a modular wetland unit with a detention vault would be constructed
on-site to manage water quality and provide peak flow detention. The biofiltration basins would
have an impermeable lining. Site runoff would outlet on the north end of the project site and sheet
flow towards the Otay River. Maintenance and monitoring of on-site drainage and storm water
facilities would be the responsibility of the HOA.

3.4.12 Water Infrastructure

As the project site does not have direct access to City of Chula Vista water services, water services
would be provided via City of San Diego Water Department pipelines and infrastructure in all
scenarios. The City of San Diego has provided a will serve letter for the project (see Appendix R).
Water service to the project site would include two separate private water systems, one to provide
domestic water service to residences and the other for fire protection purposes.

Extension of City of San Diego water distribution systems and facilities would be required to serve
the project site as detailed in Figure 3-13. Waterline improvements within the project site would be
provided via 4-, 6-, and 8-inch pipes connecting to the 12-inch diameter Dennery Road pipeline. The
existing 12-inch-diameter water line in Dennery Road would be extended to serve the project. The
improvement would involve construction of approximately 200 linear feet of new, 12-inch-diameter,
365 Zone water line in Dennery Road, extending from the existing water regulating station at Sand
Star Way to the project entrance driveway.

Facilities required for the private fire protection system would consist of two 8-inch-diameter fire
service laterals extending from the proposed and existing 12-inch-diameter public water lines in
Dennery Road. Additionally, within the project site, 8-inch-diameter fire-protection piping would
provide service to seven proposed private fire hydrants. Fire sprinkler water lines and laterals would
also be provided to supply individual dwelling unit fire sprinkler systems. Irrigation services would
also be provided as part of the water infrastructure. The Conceptual Landscape Plans include
location and quantity of proposed irrigation services.

Nakano Project EIR
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3.0 Project Description

During construction, water would be trucked in from the San Diego Water Department for
construction activities.

3.4.13 Wastewater Infrastructure

In all scenarios, wastewater service to the project site would be provided via the City of San Diego's
Otay Valley Trunk Sewer connection, which currently crosses the Otay River and extends onto the
project site. No wastewater infrastructure is available from the City of Chula Vista; however, in the
No Annexation Scenario the flow generated by the project would be subtracted from the treatment
capacity rights that the City of Chula Vista has in the Metropolitan Wastewater Department of the
City of San Diego System. A portion of the existing City of San Diego on-site public gravity sewer line
would be removed with the associated sewer easements proposed to be vacated. The sewer line
would be reconstructed along the northern property line with a new sewer easement to be granted,
as detailed in Figure 3-14. Wastewater would gravity flow to the existing (relocated) 27-inch-diameter
Otay Valley Trunk Sewer to be located at the northern property line. An on-site private sewer
collection system would consist of a 12-inch-diameter sewer lateral connected to the Otay Valley
Trunk Sewer. The City of San Diego has provided a will serve letter for the project (see Appendix R).

Since the project is proposing to connect to the City of San Diego’s 27-inch Otay Valley Trunk Sewer
and to relocate a portion of the pipe, the applicant must get written approval by the City of San
Diego for the design and ensure required processes (inspections, construction, etc.). All
requirements, including but not limited to the payment of fees and construction costs related to the
connection to the City of San Diego’s sewer main are the responsibility of the applicant. If it is
determined that a sewage metering station is needed for the project, the applicant shall pay when
due all direct and incidental costs for the installation and maintenance of the sewage metering
station at the proposed connection to the City of San Diego’s sewer main. If it is determined that the
municipalities need to enter into an agreement for providing sewer service to the development, the
agreement shall be executed before the approval of improvement plans for the project.

3.4.14 Phasing and Implementation

All project components are anticipated to be constructed concurrently in one comprehensive phase.
Grading is to last approximately two years, with an operational year of 2025. While a No Annexation
Scenario and two Annexation Scenarios are evaluated throughout this EIR, the intent is for the site
to obtain final engineering and grading approvals from the City of Chula Vista, followed by site
annexation into San Diego.

3.5 Discretionary Actions

Discretionary actions are those actions taken by an agency that call for the exercise of judgment in
deciding whether to approve, or how to carry out, a project. A number of discretionary actions
would be required to implement the project. Table 3-4 details the required discretionary actions by
applicable agencies for the No Annexation Scenario (Scenario 1) and the two Annexation Scenarios
(Scenario 2a and 2b), as the discretionary actions would differ for each.
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3.0 Project Description

3.5.1 No Annexation Scenario

In the No Annexation Scenario, the project would remain in the City of Chula Vista and out of agency
service agreements would be required for the City of San Diego to provide water. Sewer services
would be provided by the City of Chula Vista. The City of San Diego would issue discretionary and
grading permits for the off-site portions located within the City of San Diego. Implementation of this
scenario would involve a number of discretionary actions by various agencies. The required
discretionary actions are listed below by agency, in the general order the various actions would
occur.

City of Chula Vista

e Amend the City of Chula Vista General Plan to remove the Open Space (OS) designation and
designate the project site as Specific Plan - Residential Medium to allow residential
development at a density range of 6.1 to 11 dwelling units per acre.

e Adopt the City of Chula Vista Nakano Specific Plan to establish the land use, intensity,
development regulations, design standards, and primary infrastructure components needed
to support development of the site.

e Approve a Tentative Map to subdivide the property as a condominium project as defined by
Section 4125 of the Civil Code of the State of California and as filed pursuant to the
Subdivision Map Act.

e Certify the project EIR.

e Adopt the California Environmental Quality Act (CEQA) Findings, a Statement of Overriding
Considerations, and a Mitigation Monitoring and Reporting Program.

e Approve the tax sharing agreement between the City of San Diego and the City of Chula
Vista.

After approval of the above City of Chula Vista discretionary actions, the following actions would be
required:

e Grading Permit for the on-site portions of the project.
e Habitat Loss and Incidental Take Permit.

e Approval of a Design Review consistent with the Nakano Specific Plan (administrative
process).

Nakano Project EIR
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3.0 Project Description

City of San Diego
After Chula Vista discretionary actions, the City of San Diego would take the following actions:

e Adopt a SDP Findings as required by SDMC Section 126.0505 for the off-site primary and
secondary emergency only access roads located within the City of San Diego.

e Approve a grading permit to allow grading for access roads.

e Adopt the Project EIR as a responsible agency, City of San Diego CEQA Findings, a Statement
of Overriding Considerations, and a Mitigation Monitoring and Reporting Program, as
necessary.

e Approve easement vacations for City of San Diego sewer easements as shown on the
Tentative Map. Easement vacations would be vacated pursuant to Section 66434(G) of the
Subdivision Map Act.

e Approve the LAFCO out of service area agreement with the OWD to allow City of San Diego
to provide water service within the OWD boundaries.

e Approve the tax sharing agreement between the City of San Diego and the City of Chula
Vista.

Otay Water District

e Approve the LAFCO out of service area agreement for water service with the City of San
Diego.

San Diego Gas and Electric

e Approve the SDG&E easement vacations along the northern and eastern property line as
shown on the Tentative Map. Easement vacations would be vacated pursuant to Section
66434(G) of the Subdivision Map Act.

LAFCO

e Approve an Out of Agency Service Agreement between the City of San Diego and OWD for
water.

3.5.2 Annexation Scenario 2a

In Annexation Scenario 2a, grading and development of the project site would not proceed until the
LAFCO reorganization process is complete. In this scenario, the City of San Diego would approve a
number of discretionary actions to facilitate the annexation and future development process as
detailed in Section 3.5.2; however, site grading and development would not occur until after
approval of the City of Chula Vista discretionary actions and the LAFCO reorganization

(e.g., annexation of the site into the City of San Diego). Implementation of this scenario would
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involve a number of discretionary actions by various agencies. The required discretionary actions
are listed below by agency, in the general order the various actions would occur.

City of Chula Vista

e Amend the City of Chula Vista General Plan to remove the Open Space (OS) designation and
designate the project site as Specific Plan - Residential Medium to allow residential
development at a density range of 6.1 to 11 dwelling units per acre.

e Adopt the City of Chula Vista Nakano Specific Plan to establish the land use, intensity,
development regulations, design standards, and primary infrastructure components needed
to support development of the site.

e Approve a Tentative Map to subdivide the property as a condominium project as defined by
Section 4125 of the Civil Code of the State of California and as filed pursuant to the
Subdivision Map Act.

e Certify the project EIR.

e Adopt the CEQA Findings, a Statement of Overriding Considerations, and a Mitigation
Monitoring and Reporting Program.

e Adopt a Resolution of Support for City of San Diego’s Application to LAFCO consenting to the
Reorganization.

e Approve an Annexation Agreement outlining the process by which the project would be
processed and annexed into the City of San Diego.

City of San Diego

After approval of the City of Chula Vista discretionary actions, the City of San Diego actions would be
required:

e Adopt a Prezoning Ordinance delineating the zoning territory not yet incorporated into the
City of San Diego as Residential Multiple Unit Zone, RM-1-1. The Prezone Ordinance would
be initiated by and receive a recommendation from the Planning Commission. The Prezone
Ordinance would require City Council approval and would not be effective until after the
effective date of the LAFCO approval of the Nakano Reorganization.

¢ Amend the City of San Diego General Plan to designate the site Residential.
¢ Amend the OMCP to designate the site as Residential - Low Medium.

e Adopt SDP Findings as required by SDMC Section 126.0505 for the off-site primary and
secondary emergency only access roads currently within the City of San Diego.

e Approve a Multiple Species Conservation Program Subarea Plan Minor Amendment to
include the property within the City of San Diego Subarea Plan ).
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Approve a Resolution of Application to LAFCO.

Approve an Annexation Agreement outlining the process by which the project would be
processed and annexed into the City of San Diego.

Approve a City of San Diego sewer easement vacation pursuant to Section 66434(G) of the
Subdivision Map Act.

Adopt an uncodified ordinance allowing site development to proceed after annexation. The
uncodified ordinance would ensure project consistency with the Land Development Code
and applicable City of San Diego requirements including:

o SDP Findings as required by SDMC Section 126.0505 for the project site.
o Approval of deviations from the SDMC for the RM-1-1 Zone regulation to allow:

= A 10-foot side yard setback where up to 50 percent of the length of the
building envelope on one side of the premises may observe the minimum
5-foot side setback, provided the remaining percentage of the building
envelope length observe at least the standard side setback of feet 5 feet or
10 percent of the lot width (100 feet), whichever is greater pursuant to SDMC
Section 131.0443(d)(2)(A).

= Retaining wall heights outside the required yard of up to 24 feet where the
maximum allowed is 12 feet pursuant to SDMC Section 142.0340(e).

Wetland Deviation findings based on the Biologically Superior Option in accordance with
SDMC Section 143.0150 for the portion of the project site.

Amend the City of San Diego City Council District Boundary to incorporate the project site
into District 8.

Annex the project site into the Ocean View Hills Maintenance Assessment District.

Approve a City of San Diego and City of Chula Vista Sphere of Influence Revision.
Approve a resolution to detach the site from the City of Chula Vista and OWD.

Remove the site from the City of Chula Vista and Annex the project site to the City of San
Diego.

Otay Water District

Prior to submittal of a LAFCO application the OWD is to provide a Resolution or Letter of
Support to remove the property from the OWD boundaries and annex the property into the
City of San Diego for water services.
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San Diego Gas & Electric

e Approve SDG&E easement vacations along the northern and eastern property line as shown
on the Tentative Map. Easement vacations would be vacated pursuant to Section 66434(G) of
the Subdivision Map Act.

3.5.3 Annexation Scenario 2b

In Scenario 2b, grading and site development would proceed prior to LAFCO reorganization. In this
scenario, the City of Chula Vista would issue grading and development permits for the project site
and City of San Diego would issue a grading permit for the off-site portions. Implementation of this
scenario would involve a number of discretionary actions by various agencies. The required
discretionary actions are listed below by agency, in the general order the various actions would
occur.

City of Chula Vista

e Amend the City of Chula Vista General Plan to remove the Open Space (OS) designation and
designate the project site as Specific Plan - Residential Medium to allow residential
development at a density range of 6.1 to 11 dwelling units per acre.

e Adopt the City of Chula Vista Nakano Specific Plan to establish the land use, intensity,
development regulations, design standards, and primary infrastructure components needed
to support development of the site.

e Approve a Tentative Map to subdivide the property as a condominium project as defined by
Section 4125 of the Civil Code of the State of California and as filed pursuant to the
Subdivision Map Act.

e Certify the project EIR.

e Adopt the CEQA Findings, a Statement of Overriding Considerations, and a Mitigation
Monitoring and Reporting Program, as necessary.

e Adopt a Resolution of Support for City of San Diego’s Application to LAFCO consenting to the
Reorganization.

e Approve an Annexation Agreement outlining the process by which the project would be
processed and annexed into the City of San Diego.

e Approve easement vacations for sewer. Easement vacations would be vacated pursuant to
Section 66434(G) of the Subdivision Map Act.

e Approve a fee sharing agreement between the City of San Diego and the City of Chula Vista
to allocate fees to the serving agency.
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After approved of the City of Chula Vista discretionary actions, the following permits and approvals
would be required associated with site grading:

e Habitat Loss and Incidental Take Permit.
e Grading Permit for the on-site portions of the project.

e Approval of a Design Review consistent with the Nakano Specific Plan (administrative
process).

City of San Diego

e Adopt a Prezoning Ordinance delineating the zoning territory not yet incorporated into the
City of San Diego as Residential Multiple Unit Zone, RM-1-1.The prezone would need to be
initiated by and receive a recommendation from the Planning Commission. The prezone
Ordinance would require City Council approval and would not be effective until after the
effective date of the LAFCO approval of the Nakano Reorganization.

¢ Amend the City of San Diego General Plan to designate the site Residential.
e Amend the OMCP to designate the site as Residential - Low Medium.

e Approve an Annexation Agreement outlining the process by which the project would be
processed and annexed into San Diego.

e Approve a Resolution of Application to LAFCO.

e Amend the City of San Diego City Council District Boundary to incorporate the project site
into District 8.

e Adopt the SDP Findings as required by SDMC Section 126.0505 for the off-site primary and
secondary emergency only access roads located within the City of San Diego.

e Approve a grading permit to allow grading for access roads.

e Adopt the project EIR, as a responsible agency, San Diego CEQA Findings, a Statement of
Overriding Considerations, and a Mitigation Monitoring and Reporting Program to address
the off-site components.

e Approve Multiple Species Conservation Program Subarea Plan Amendment to include the
property within the City of San Diego Subarea Plan.

e Annex the project site into the Ocean View Hills Maintenance Assessment District.

e Approve a fee sharing agreement between the City of San Diego and the City of Chula Vista
to allocate fees to the serving agency.
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Otay Water District

e Prior to submittal of a LAFCO application OWD to provide a Resolution or Letter of Support
to remove the property from the OWD boundaries and annex into the City of San Diego for
water services.

San Diego Gas and Electric

e Approve SDG&E easement vacations along the northern and eastern property line as shown
on the Tentative Map. Easement vacations would be vacated pursuant to Section 66434(G) of
the Subdivision Map Act.

LAFCO

e Approve a City of San Diego and City of Chula Vista Sphere of Influence Revision.
e Resolution to detach the site from the City of Chula Vista and OWD.
e Remove the site from the City of Chula Vista and Annex the site to the City of San Diego.

3.6 Project Design Features

Several sustainable project design features would be implemented through compliance with design
guidelines and/or through project conditions. Applicable project design features that would facilitate
minimizing environmental impacts are detailed below.

3.6.1 Project Design Features (No Annexation Scenario
and Annexation Scenario 2b)

a. Land Use (Noise Compatibility)

PDF-NOS-1 On-Site Noise Barriers. Prior to approval of building plans, the approving agency
shall verify the presence of noise walls consistent with Figure 4.1-2. Exterior noise
levels shall be reduced to the City of Chula Vista's threshold of 65 Community Noise
Equivalent Level (CNEL) for residential uses. Noise reduction for exterior traffic noise
impacts can be accomplished through on-site noise barriers. Six-foot sound walls
shall be constructed on the western side of residential lots 1, 28, 29, 34, 35, and 61;
along the northern boundary of lots 35, 36, and 48 through 61; and along the
eastern side of lot 48. Six-foot sound walls shall be constructed along the western
and northern boundaries of the park area located immediately west of Lot 61. The
sound attenuation walls must be solid and free of cracks or holes. They can be
constructed of masonry, wood, plastic, plexi-glass, fiberglass, steel, or a combination
of those materials, as long as there are no cracks or gaps, through or below the wall.
Any seams or cracks must be filled or caulked. If wood is used, it can be tongue and
groove and must be at least one-inch total thickness or have a density of at least 3.5
pounds per square foot.
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3.6.2 Project Design Features (Annexation Scenario 2a)

a. Land Use (Noise Compatibility)

PDF-NOS-1

On-Site Noise Barriers. Prior to issuance of building permits, the building plan shall
be verified by the City's Assistant Deputy Director (ADD) environmental designee to
include noise walls consistent with EIR Figure 4.1-2. Exterior noise levels at
residential backyards and park uses shall be reduced to 60 CNEL and 70 CNEL,
respectively. Noise reduction for exterior traffic noise impacts can be accomplished
through on-site noise barriers depicted on Figure 4.1-2. Six-foot sound walls shall be
constructed on the western side of residential lots 1, 28, 29, 34, 35, and 61; along the
northern boundary of lots 35, 36, and 48 through 61; and along the eastern side of
lot 48. Six-foot sound walls shall be constructed along the western and northern
boundaries of the park area located immediately west of Lot 61. The sound
attenuation walls must be solid and free of cracks or holes. They can be constructed
of masonry, wood, plastic, plexi-glass, fiberglass, steel, or a combination of those
materials, as long as there are no cracks or gaps, through or below the wall. Any
seams or cracks must be filled or caulked. If wood is used, it can be tongue and
groove and must be at least one-inch total thickness or have a density of at least 3.5
pounds per square foot.

3.6.3 Project Design Features (All Scenarios)

a. Land Use (Noise Compatibility)

PDF-NOS-2

Interior Noise. Prior to issuance of building permits, the Owner/Permittee shall
provide an exterior-to-interior noise analysis for the proposed dwelling units
expected to be exposed to noise levels in excess of 60 CNEL (e.g., units facing 1-805)
to the City's ADD environmental designee for review and approval. Installation of
mechanical ventilation systems or air conditioning systems and sound-rated
windows shall be required if the predicted interior background noise due to traffic
noise intrusion through the building envelope assemblies exceeds the 45 CNEL
interior standard. The acoustical analysis shall substantiate that the resulting interior
background noise levels, with appropriate implementation of interior comfort
systems and sound insulation, would be less than this noise standard.

b. Air Quality

PDF-AQ-1

Fugitive Dust Control. Prior to the issuance of grading permits, the grading plan
notes shall be verified by the City's ADD environmental designee to state that the
Owner/Permittee shall implement the following measures to minimize fugitive dust
(particulate matter with a diameter of 10 microns and less and particulate matter
with a diameter of 2.5 microns and less):
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PDF-AQ-2

e A non-toxic dust control agent shall be used on the grading areas or watering shall
be applied at least three times daily.

e Grading areas shall be stabilized as quickly as possible.

e Chemical stabilizer shall be applied, a gravel pad shall be installed, or the last 100
feet of internal travel path within the construction site shall be paved prior to
public road entry and for all haul roads.

e Visible track-out into traveled public streets shall be removed with the use of
sweepers, water trucks, or similar method at the end of the workday.

e All soil disturbance and travel on unpaved surfaces shall be suspended if winds
exceed 25 miles per hour.

e On-site stockpiles of excavated material shall be covered.
e A 15-mile-per-hour speed limit on unpaved surfaces shall be enforced.

No Fireplaces. Prior to issuance of building permits, the building plan shall be
verified by the City’s ADD environmental designee to not include any wood stoves or
wood-burning or natural gas fireplaces within the residential units.

c. Biological Resources

PDF-BIO-1

Wetland Buffer. Prior to issuance of any construction permit, the building plan shall
be verified by the City's ADD environmental designee to show that a wetland buffer
ranging from 18 feet and 99 feet is provided between the development area and the
western edge of the wetland area to protect and maintain the functions and values
of the wetland located along the eastern project boundary. To ensure that the
wetland buffer provides protection of the functions and values of the remaining
southern willow scrub and Arundo-dominated riparian, the City's ADD environmental
designee shall ensure following measures are identified on the building plans and
implemented to reduce, avoid, and minimize edge effects:

e A 6-foot block wall shall be installed along the outer edge of the buffer to restrict
access to the adjacent wetlands and streambed.

e Signage shall be posted that informs people of the sensitive nature of the adjacent
wetland habitat and prohibits any brush management activities. The landscape
plan shall identify three signs located west of the drainage, and shall state
“Environmentally sensitive area: no brush management shall be performed
beyond this point”.

¢ Only native plants shall be used in the wetland buffer as shown on the project

landscape plans.
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e Long-term management shall include on-going removal of invasives from the
drainage and wetland buffer, as detailed in the Wetland Mitigation Plan and
Longterm Management Plan (see Appendix D, Attachment 13) and brush
management plan.

d. Greenhouse Gas Emissions

PDF-GHG-1

PDF-GHG-2

PDF-GHG-3

PDF-GHG-4

PDF-GHG-5

Increased Density. The project shall allow up to 221 residential units in an area with
access to transit.

Affordable Housing. The project shall provide 22 units (10 percent), including 11
low-income units and 11 moderate-income units, that are affordable to low- and
moderate-income households.

Electric Appliances. Prior to issuance of building permits, the City's ADD
environmental designee shall verify the building plans include all electric appliances
and heating systems. Woodburning and natural gas/propane shall be prohibited on-
site.

Pedestrian Network Improvements. Prior to issuance of building permits, the City's
ADD environmental designee shall verify the following pedestrian and trail amenities
are shown on the building plans:

e A 7-to-8-foot-wide decomposed granite public trail connection along the western
edge of the project site. To ensure public accessibility to the OVRP trail system, a
public trail easement would be granted along this alignment.

¢ An 8-foot-wide decomposed granite public trail improvement with split rail fencing
from the proposed mini-park at the north central portion of the project site,
connecting north to off-site portions of the OVRP trail system.

e Off-site within the City of Chula Vista parcel to the north, the project includes
improvements to the OVRP trail system including formalizing existing trail
alignments with placement of decomposed granite within an 8-foot-wide
alignment and installation of split-rail fencing on one side of the trail.

e Wayfinding signage to the OVRP trail system along Dennery Road, within private
property, as detailed on the project landscape plans.

e Sidewalks are proposed on both sides of Private Street A. All other internal streets
would provide sidewalks on one side of the street. Sidewalks provide a connection
to the OVRP trail connection on the north end of the site.

Bicycle Network Improvements. Prior to issuance of building permits, the City's ADD
environmental designee shall verify the building plans include buffered Class Il bike
lanes. The bike lanes shall be provided along Private Street A, the main private street
running through the site, connecting to the existing Class Il bike lane along Dennery
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PDF-GHG-6

PDF-GHG-7

PDF-GHG-8

PDF-GHG-9

Road. The private streets leading east and west from the primary roadway would
include bicycle sharrows (i.e.: shared lane markings).

Outdoor Electrical Outlets to Allow for Electric Landscape Equipment Prior to
issuance of building permits, the City's ADD environmental designee shall verify the
landscape plans identify the locations of the exterior electrical outlets necessary for
sufficient powering of electric lawnmowers and other landscaping equipment.

Prohibit Turf. Prior to issuance of building permits, the City's ADD environmental
designee shall verify the landscape plans do not include turf lawns in any residential
portion of the project.

Community Gardens. Prior to issuance of construction permits, the City's ADD
environmental designee shall verify the building plans include a minimum of 26,726
square feet of common open space that would allow for community gardens.

Electric Vehicle Charging Capacity. Prior to the issuance of building permits, the
City's ADD environmental designee shall verify the building plans demonstrate all
units comply with Title 24 Green Building Standards Code, Residential Mandatory
Measures which requires each dwelling unit to install a listed raceway to
accommodate a dedicated 208/240-volt branch circuit. The raceway shall originate at
the main service or subpanel and shall terminate in the garage to allow for electric
vehicle charging.

e. Utilities and Service Systems

PDF-UTIL-1

Waste Management Plan. Prior to the issuance of building permits, the City's ADD
environmental designee shall verify the building plans include space within each
residential unit for refuse, recyclable material storage, and organic waste storage
space consistent with the City of San Diego SDMC and implement the project's Waste
Management Plan (see Appendix U). The requirement would be met by designing
garages with enough space to accommodate three 12.83-square-foot (96-gallon)
carts. Construction waste shall be diverted consistent with the Waste Management
Plan.

f. Transportation

PDF-TRA-1

PDF-TRA-2

Prior to the issuance of any building permit, the Owner/Permittee shall assure by
permit and bond the removal and replacement of the existing driveway on Dennery
Road with full height curb, gutter, and non-contiguous sidewalk and construct a new
25-foot-wide driveway as shown on Exhibit 'A’ per current City of San Diego
standards, satisfactory to the City of San Diego Engineer. All improvements shall be
completed and operational prior to first occupancy.

Prior to the issuance of any building permit, the Owner/Permittee shall pay a fair
share of 2.5 percent of the unfunded cost of the planned Palm Avenue/I-805
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PDF-TRA-3

PDF-TRA-4

g. Wildfire

PDF-HAZ-1

Interchange improvements (Public Facilities Financing Plan Project OM T-1) to the
City of San Diego, satisfactory to the City of San Diego Engineer.

At the intersection of Palm Avenue/Dennery Road, prior to the issuance of any
building permit, the Owner/Permittee shall assure by permit and bond the following,
satisfactory to the City of San Diego Engineer. All improvements shall be completed
and operational prior to first occupancy.

e Installation of pedestrian countdown signal heads and the installation of
backplates with retroreflective borders on all approaches via a traffic signal
modification plan.

e Extend the exclusive eastbound dual left turn lanes with 280 feet of storage per
lane by an additional 85 feet of storage per lane with appropriate taper to
provide a total storage length of 365 feet per lane via improvement plans and
signing and striping plans.

e Extend the exclusive southbound right turn lane with 95 feet of storage by an
additional 50 feet of storage with appropriate taper to provide a total storage
length of 145 feet via improvement plans and signing and striping plans.

e Installation of audible countdown pedestrian heads for each pedestrian phase
and upgrading the traffic controller to a 2070 controller including software
update and communications equipment per current City of San Diego standards.

Per current City standards, and satisfactory to the City of San Diego City Engineer, all
improvements in this measure shall be completed and operational prior to first
occupancy.

Prior to issuance of any building permit, the Owner/Permittee shall construct a
secondary emergency only access, as shown on Exhibit 'A’, to the satisfaction of the
City of San Diego City Engineer and Fire Marshal. All improvements shall be
completed and operational prior to first occupancy.

Dual Pane Windows Exceeding Code. Prior to issuance of any building permit, City's
ADD environmental designee shall verify the building plans show shall identify the
following features on the building plans: Windows shall be upgraded on the
preserved vegetation side of the structures subject to less than 100 feet of fuel
modification to include dual pane, both panes tempered, exceeding the code
requirement. Upgraded windows would be required in the following locations:

e Eastside walls of the detached condominium buildings 17, 18, 47, and 48,
multi-family buildings 4 and 5, and duplex buildings 14, 15, and 42.

e West side walls of multifamily buildings 1 and 8, duplex buildings 1, 28, and 29.

e North side walls of buildings 48 through 61 of the detached condominiums.
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PDF-HAZ-2

PDF-HAZ-3

PDF-HAZ-4

PDF-HAZ-5

PDF-HAZ-6

Upgraded Fire Rating Exteriors. Prior to issuance of any building permit, City's ADD
environmental designee shall verify the following features are identified on the
building plans: All buildings shall provide minimum 1-hour fire rated exterior walls
and doors; one layer of 5/8-inch type X gypsum sheathing shall be applied behind
the exterior covering or cladding on the exterior side of the framing, from the
foundation to the roof, for all exterior walls of each building.

Ember Resistant Vents. Prior to issuance of any building permit, City's ADD
environmental designee shall verify the following features are identified on the
building plans: All exterior vents shall be ember-resistant, such as BrandGuard,
O’Hagin, or similar.

Heat Deflecting Wall. Prior to issuance of any building permit, City's ADD
environmental designee shall verify the following features are identified on the
building plans: A 6-foot heat deflecting wall shall be constructed of concrete masonry
units between on-site structures and unmaintained open space. Radiant heat walls
would be 6-foot masonry walls except along the northern project boundary 6-foot
masonry with glass view fence walls would be provided. Specifically, radiant heat
walls would be provided at the following buildings locations as depicted on the
plans:

e Buildings 17-18, and 47-61 of the detached condominiums units,
e Buildings 1, 4-5, and 8 of the multifamily units, and
e Buildings 1, 14-15, 28-29, and 42 of the duplex units.

Additional 10-foot perpendicular returns along adjacent wall faces in the following
building locations would be provided:

e Eastside walls of the detached condominium buildings 17, 18, 47, and 48,
multi-family buildings 4 and 5, and duplex buildings 14, 15, and 42,

¢ West side walls of multi-family buildings 1 and 8, duplex buildings 1, 28, and 29,
and

e North side walls of buildings 48 through 61 of the detached condominiums.

Chapter 7A Fire Code Requirements. Prior to issuance of any building permit, City's
ADD environmental designee shall verify the deed encumbrances for each lot
identified in PDF-HAZ-1 to PDF-HAZ-4 to ensure ongoing maintenance of fire-resistive
building materials and fire sprinkler systems.

Undergrounded Power Lines. Prior to issuance of any building permit, City's ADD
environmental designee shall verify the following features are identified on the
building plans: All new power lines shall be installed underground for fire safety
purposes. Temporary construction power lines may be allowed in areas that have
been cleared of combustible vegetation.
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3.7 Agency Consultation

3.7.1 Federal Aviation Administration Part 77
Determination

The project site lies within the Federal Aviation Administration (FAA) Noticing Area for the Brown
Field Municipal Airport. The project will be submitted to the FAA for their review of obstruction
evaluation criteria contained in the Federal Code of Regulations, Title 14, FAA Part 77 (Obstruction
Evaluation/Airport Airspace Analysis) at least 45 days prior to construction.

3.7.2 Native American Heritage Commission

The City of Chula Vista completed consultation with Native American tribes, consistent with the
requirements of Assembly Bill 52 and Senate Bill 18. Tribes who are traditionally and culturally
affiliated with the geographic area of the project were invited to consult regarding potential impacts
to tribal cultural resources. The City of Chula Vista received responses from the Viejas Band of
Kumeyaay Indians, the Campo Band of Kumeyaay Indians, the Jamul Indian Tribe, and the San
Pasqual Band of Dieguefio Mission Indians in response to a notification letter dated May 6, 2022.
During tribal consultation, none of the tribes identified any known tribal cultural resources on the
project site but requested that Native American monitors be present during ground disturbance
activities. The Jamul Indian Tribe requested that any artifacts found during construction be placed at
the Desert Museum. Consultation concluded with the Viejas Band of Kumeyaay Indians on May 17,
2022. Consultation concluded with the Campo Band of Kumeyaay Indians on June 9, 2022.
Consultation with the San Pascual Band of Dieguefio Mission Indians concluded on September 8,
2022. Consultation with the Jamul Indian Tribe concluded on August 31, 2022.

3.7.3 U.S. Army Corps of Engineers, Regional Water
Quality Control Board, and California Department
of Fish and Wildlife

Impacts to jurisdictional waters and wetlands would require permits from the U.S. Army Corps of
Engineers, Regional Water Quality Control Board, and California Department of Fish and Wildlife due
to proposed changes to the on-site drainage. In addition, the project would be required to consult
with CDFW if Crotch’'s bumble bee individuals are located on-site during preconstruction surveys.
The Owner/Permittee shall obtain all necessary permits from the U.S. Army Corps of Engineers,
Regional Water Quality Control Board, and California Department of Fish and Wildlife.

3.7.4 California Department of Transportation

The California Department of Transportation (Caltrans) right-of-way is located adjacent to the
project site to the west associated with I-805. Additionally, a Caltrans utility easement is located in
the northwest corner of the project site. No encroachment into the Caltrans right-of-way is
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proposed; however, remedial grading within the Caltrans easement is proposed. While not
anticipated, the applicant would obtain any applicable Caltrans approvals or permits required to
implement the project.

3.7.5 Otay Water District

In the No Annexation Scenario, OWD would need to approve the LAFCO out of service area
agreement with the City of San Diego. In the Annexation Scenarios, OWD would provide a Resolution
or Letter of Support to remove the property from the District boundaries and annex into San Diego
for water service. The LAFCO reorganization would amend the OWD Sphere of Influence to detach
the Nakano site from their service area.

3.7.6 San Diego Gas and Electric

SDG&E easements are proposed to be vacated pursuant to Section 66434(G) of the Subdivision Map
Act. Easements to be vacated include the following:

e Easement to SDG&E for public utilities recorded October 19, 1948, in book 2985 page 325,
O.R.

e Easement to SDG&E for public utilities recorded April 1, 1974, as instrument number
74-080792.

3.7.7 Local Enforcement Agency

The project site is approximately 250-300 feet from the closed Shinohara Il Property Burn Site. Any
ground-disturbing activities performed within 1,000-feet of an active or former disposal site requires
advance notification to the Local Enforcement Agency (LEA), which has regulatory jurisdiction related
to disposal facilities. The LEA with jurisdiction over ground-disturbing activities performed within
1,000-feet of an active or former disposal site would be the County of San Diego LEA if grading
occurs while the site is still within the City of Chula Vista (No Annexation and Annexation Scenario
2b). If the project site is graded after annexation to the City of San Diego (Annexation Scenario 2a),
the City of San Diego LEA would have regulatory authority.
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Chapter 4.0
Environmental Analysis

The following sections analyze the potential environmental impacts that may occur as a result of
implementation of the Nakano Project (project). The environmental issues subject to detailed
analysis in the following sections include those that were identified as potentially significant by both
the City of Chula Vista and the City of San Diego through preliminary project review and in response
to the Notice of Preparation.

Fifteen environmental issues are addressed in Chapter 4.0. The issues of agricultural and forestry
resources, energy, mineral resources, and population and housing were determined to be less than
significant and are discussed briefly in Chapter 8.0. The environmental issues addressed in

Chapter 4.0, in sequential order, include the following:

e Land Use and Planning

e Air Quality

e Biological Resources

e Geologic and Paleontological Resources
e Greenhouse Gas Emissions

e Health and Safety/Hazardous Materials
e Historical Resources

e Noise

e Transportation

e Tribal Cultural Resources

e Aesthetics

e Hydrology and Water Quality

e Public Services and Facilities

e Utilities and Sewer Systems

o Wildfire.

Each issue analysis section is formatted to include a discussion of existing conditions and regulatory
framework, including the applicable regulations for both Chula Vista and San Diego to address all
possible approvals.

As detailed in Chapter 3.0, Project Description, there is only one physical development proposed for
the site; however, the project considers potential scenarios including a No Annexation Scenario,
Annexation Scenario 2a, and Annexation Scenario 2b.

Under the No Annexation Scenario and Annexation Scenario 2b, the project would be graded and
developed within the City of Chula Vista. Off-site portions of the project would require a grading
permit and Site Development Permit for the City of San Diego. These two scenarios would be
implemented in the same manner in terms of agency permitting responsibility. The primary
difference is that under Annexation Scenario 2b, the project site would ultimately annex into the City
of San Diego after approval of the Local Agency Formation Commission reorganization process. Due
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to the similarity of these two scenarios in terms of implementation and permit authority, the
analysis for the No Annexation Scenario and Scenario 2b is combined. In these scenarios, the City of
Chula Vista standards and thresholds apply, except where specifically noted otherwise.

Under Annexation Scenario 2a, the site would be graded and developed in the City of San Diego
after approval of the Local Agency Formation Commission (LAFCO) annexation. In this scenario, the
City of San Diego would issue grading and development permits for the project site and all off-site
improvement areas after approval of the City of Chula Vista discretionary actions and the LAFCO
reorganization. Therefore, the City of San Diego would have responsibility for implementing the
project and associated mitigation after annexation and the analysis focuses on consistency with City
of San Diego standards and California Environmental Quality Act thresholds.

Within each environmental issue section, the applicable thresholds and issue questions (if
applicable) are provided under separate subheadings for the No Annexation Scenario/Annexation
Scenario 2b and Annexation Scenario 2a. A summary conclusion of the level of significance prior to
mitigation, a list of required mitigation measures, if applicable, and conclusion of significance after
mitigation for impacts identified as requiring mitigation is provided for each scenario. As each
agency has their own thresholds and applicable regulations, the impact conclusions and mitigation
requirements for each scenario sometimes differ and are reflected in the analysis accordingly.
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4.1 Land Use and Planning

This section analyzes potentially significant impacts relating to land use and planning that result
from implementation of the Nakano Project (project). Specifically, this section evaluates whether the
project would conflict with regional planning documents as well as land use and development
regulations of each applicable agency. This section is based on a review of secondary source
information including the City of Chula Vista and City of San Diego General Plans and municipal code
regulations, the proposed Specific Plan for the No Annexation Scenario and Annexation Scenario 2b
and Design Guidelines for the Annexation Scenario 2a, the Noise Technical Report prepared by
RECON Environmental, Inc. (RECON) (Appendix L), and the Biological Resources Report prepared by
RECON (Appendix D). As detailed in Section 4.0, the analysis for the No Annexation Scenario and
Annexation Scenario 2b use applicable City of Chula Vista standards and thresholds due to the City
of Chula Vista being responsible for approving project implementation with the exception of the
off-site grading and City of San Diego sewer line that are under the purview of the City of San Diego.
Annexation Scenario 2a is evaluated separately using City of San Diego thresholds, as the City of San
Diego would be responsible for approving project implementation of all on-site and off-site
components in this scenario.

4.1.1 Existing Conditions

The project site is currently within the jurisdictional boundaries of the City of Chula Vista and is
within the concept plan boundaries of the Otay Valley Regional Park (OVRP). The project is
surrounded on three sides by land in the jurisdiction of the City of San Diego (west, south, and
east). Refer to Section 2.4 for additional planning context for the site.

4.1.1.1 On-site Land Use Designations

The project site is currently vacant and designated as Open Space by the City of Chula Vista
General Plan. The project site is zoned as Agricultural Zone A-8 by the City of Chula Vista Zoning
Code. The off-site remedial grading area north of the property boundary is also designated as
Open Space and is zoned as Floodway Zone F1. The off-site primary and secondary emergency
only access improvement areas within the City of San Diego, are designated as Residential - Low
Medium by the City of San Diego General Plan/Otay Mesa Community Plan (OMCP) and zoned as
RM-2-4 by the San Diego Zoning Code. Refer to Figures 2-5 and 2-6 for existing General
Plan/OMCP land use designations and zoning designations, respectively.

4.1.1.2 Surrounding Land Uses

As shown in Figure 2-4, surrounding land uses include the Otay River to the north, residential
development to the east, Interstate 805 (I-805) to the west, and a Kaiser Permanente medical facility
to the south. The two City of San Diego multi-family residential developments just east of the project
site include RiverEdge Terrace and Ocean View Hills. These developments are designated
Residential-Low Medium in the City of San Diego's OMCP. As shown in Figure 2-7, the project site is
within the OVRP concept plan, despite the site being privately owned.
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4.1.2 Regulatory Framework

4.1.2.1 Regional

a. San Diego Forward: The 2021 Regional Plan

The San Diego Association of Governments (SANDAG) is the regional authority that creates
regional-specific documents to provide guidance to local agencies, as SANDAG does not have land
use authority. SANDAG's San Diego Forward: The 2021 Regional Plan (Regional Plan) was adopted by
the SANDAG Board of Directors on December 10, 2021 (SANDAG 2021). The Regional Plan provides a
long-term blueprint for the San Diego region that seeks to meet regulatory requirements, address
traffic congestion, and create equal access to jobs, education, healthcare, and other community
resources.

The Regional Plan is intended to provide a plan for future growth through the year 2050 based on
principles of sustainability and smart growth. It is intended to result in more compact development
patterns with greater emphasis on use of transit and less need to rely on private vehicle travel; it is
to be updated every four years to monitor its progress. The Regional Plan contains the following
required elements: Policy Element; Sustainable Communities Strategy; Financial Element; and Action
Element.

Relevant objectives of the Regional Plan include the following:

e Healthy and complete communities.

e Create great places for everyone to live, work, and play.

e Connect communities through a variety of transportation choices that promote healthy
lifestyles, including walking and biking.

e Increase the supply and variety of housing types-affordable for people of all ages and
income levels in areas with frequent transit service and with access to a variety of services.

b. Sustainable Communities Strategy

Developed in accordance with Senate Bill 375 for the 2050 Regional Transportation Plan and
incorporated into the Regional Plan, the Sustainable Communities Strategy identifies ways to
achieve SANDAG's regional share of statewide greenhouse gas reduction targets from cars and light-
duty trucks. The targets for the SANDAG region call for a 19 percent reduction in greenhouse gas
emissions per capita from automobiles and light-duty trucks compared to 2005 levels by 2020, and a
13 percent reduction by 2035.

The Sustainable Communities Strategy focuses on housing and job growth in the urbanized areas
where there is existing and planned infrastructure, protection of sensitive habitat and open space;
investment in a network that gives residents and workers transportation options; the promotion of
equity for all, and the implementation of the plan through incentives and collaboration.

Nakano Project EIR
Page 4.1-2



4.0 Environmental Analysis 4.1 Land Use and Planning

c. Local Agency Formation Commission/ Cortese-Knox-Hertzberg Local
Government Reorganization Act of 2000

The San Diego LAFCO is a regulatory agency with countywide jurisdiction. It provides assistance to
local agencies in coordinating, directing, and overseeing logical changes to local government
jurisdictional boundaries, including annexations, sphere of influence updates/adoption, Municipal
Service Reviews, and other actions. An annexation is the inclusion of new territory in a city or special
district. A sphere of influence is a plan for the probable physical boundaries and service area of a
local government agency as determined by the San Diego LAFCO. Spheres of influence are
characterized as planning tools used to provide guidance for individual proposals involving
jurisdictional changes and are intended to encourage efficient provision of organized community
services and prevent duplication of service delivery. Territory must be within a city or district's
sphere of influence to be annexed. As a condition to annexation, the property is required to be pre-
zoned for annexation or provide evidence that the existing development entitlements are vested or
already built out and are consistent with the applicable agencies’ General Plan. Municipal Service
Reviews are studies that must be conducted to determine the adequacy of governmental services
being provided in the region or sub-region. The service review studies are to be conducted before or
in conjunction with updating an agency’s sphere of influence. Developing and updating spheres of
influence and performing service reviews for each city and special district within the County of San
Diego is a priority for the San Diego LAFCO.

The San Diego LAFCO's regulatory and planning intent is to fulfill the Legislature's regional growth
management priorities outlined under the Cortese-Knox-Hertzberg Local Government
Reorganization Act (Government Code Sections 56000-57550). Government Code Section 56301
states, “Among the purposes of the commission are discouraging urban sprawl, preserving open
space and prime agricultural lands, efficiently providing governmental services, and encouraging the
orderly formation and development of local agencies based upon local conditions.”

As detailed in the Commission Policies of San Diego LAFCO (San Diego LAFCO 2021), San Diego
LAFCO has established policies that address the preservation of open space and agriculture.
Government Codes Sections 56425 and 56668 require consideration of the effects of all spheres of
influence and jurisdictional changes on open space and agricultural lands. Specifically, commissions
are directed to guide development away from prime agricultural lands and open space supporting
wildlife-unless that action would not promote the planned, orderly, and efficient development of an
area-and to encourage development of existing lands within an agencies’ boundaries. San Diego
LAFCO has adopted Legislative Policy L-101, Preservation of Open Space and Agricultural Lands.
“Prime agricultural land” means an area of land, whether a single parcel or contiguous parcels, that
has not been developed for a use other than an agricultural use and that meets any of the following
qualifications:

a) Land that qualifies, if irrigated, for rating as class | or class Il in the U.S. Department of
Agriculture (USDA) Natural Resources Conservation Service land use capability classification,
whether or not land is actually irrigated, provided that irrigation is feasible.

b) Land that qualifies for rating 80 through 100 Storie Index Rating.
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0

Land that supports livestock used for the production of food and fiber and that has an
annual carrying capacity equivalent to at least one animal unit per acre as defined by the
USDA in the National Range and Pasture Handbook, Revision 1, December 2003.

Land planted with fruit or nut-bearing trees, vines, bushes, or crops that have a nonbearing
period of less than five years and that will return during the commercial bearing period on
an annual basis from the production of unprocessed agricultural plant production not less
than four hundred dollars ($400) per acre.

Land that has returned from the production of unprocessed agricultural plan products an
annual gross value of not less than four hundred dollars ($400) per acre for three of the
previous five calendar years.

Legislative Policy L-101 states:

It is the policy of the San Diego Local Agency Formation Commission to:

1.

Make appropriate distinctions between open space and agriculture and their separate
functions and benefits.

Protect and preserve open space lands-and of most importance lands that support wildlife-
against their premature conversion.

a) Discourage proposals that would convert open space to other uses.

b) The Commission reserves discretion to consider proposals involving the conversion of
open space based on local conditions and in conjunction with ensuring orderly growth
and development reflecting local habitat planning.

¢) Encourage the County of San Diego and incorporated cities to coordinate the
designation and protection of open space lands and associated uses as community
greenbelts and separators.

Protect and enhance agricultural lands and their uses.

a) Discourage proposals that would convert any agricultural lands-including and of highest
priority prime agricultural-to other uses.

b) The Commission reserves discretion to consider proposals involving the conversion of
agriculture based on local conditions and in conjunction with ensuring orderly growth
and development. This includes considering the economic viability of agricultural uses
within the affected territory.
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¢) No harm provisions.

i.  Lands otherwise qualifying as agricultural under Gov Code Section 56016 and prime
agriculture under Gov Code Section 56064 shall not be subject to this policy and its
limitations on conversions if left fallow, unsown, or disused for agricultural
purposes at the present time and for more than 60 consecutive months.

ii.  Lands otherwise qualifying as agricultural under Gov Code Section 56016 and prime
agriculture under Gov Code Section 56064 shall not be subject to this policy and its
limitations on conversions if their qualification commenced only within the last 60
consecutive months.

d) Encourage landowners to establish and/or expand agriculture uses if permissible under
zoning. This includes - but not limited to - the Commission considering proposals to
extend municipal services in support of maintaining and enhancing agricultural uses.

e) Recognize the uniqueness of agricultural uses in San Diego County to include
above-ground and mobile production, such as nurseries, that merit separate
considerations when applying State statutes.

4, Follow San Diego LAFCO’s adopted procedures when reviewing proposals that could affect
agricultural and open space lands and provided herein as Appendix A [Appendix A of
Legislative Policy 101]. (San Diego LAFCO 2021)

The project site is located within the City of Chula Vista and is not currently within the City of San
Diego Sphere of Influence but is surrounded on three sides by land within the City of San Diego
jurisdiction. Annexation to the City of San Diego would require the LAFCO approval of a City of San
Diego and City of Chula Vista Sphere of Influence Revision and annexation of the site to the City of
San Diego.

d. Airport Land Use Compatibility Plan-Brown Field

The San Diego County Regional Airport Authority, designated as the Airport Land Use Commission
for all public airports in the County of San Diego, adopted the Brown Field Airport Land Use
Compatibility Plan (ALUCP) in September 1981 (last updated in December 2010). The ALUCP assists
in achieving compatible land use development in the area surrounding Brown Field Municipal
Airport in Otay Mesa on Heritage Road, east of I-805. Brown Field Municipal Airport is a general
aviation airport accommodating both propeller- and jet-powered aircraft and serves as a port of
entry for private aircraft coming into the United States from Mexico. Brown Field Municipal Airport is
also heavily used by military and law enforcement agencies and is classified as a “reliever airport” by
the Federal Aviation Administration (San Diego County Regional Airport Authority 2010). The ALUCP
designates the airport influence area and contains projected noise contours, flight activity zones, a
land use compatibility matrix, and plan recommendations for areas surrounding Brown Field
Municipal Airport. The Brown Field Municipal ALUCP residential exterior and interior noise exposure
standards are 65 community noise equivalent level (CNEL) and 45 CNEL, respectively.
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The airport influence area is divided into Review Area 1 and Review Area 2. As shown in Figure 2-8,
the project site is within the Airport Influence Area 2.

e. Otay Valley Regional Park Concept Plan

The County of San Diego and the cities of Chula Vista and San Diego have worked collaboratively on
the OVRP Concept Plan, which foresees 13 miles of proposed park along the Otay River from west of
Interstate 5, upstream to and around Upper and Lower Otay Reservoirs. The OVRP Concept Plan
does not change existing zoning or land use plans, add new development regulations, or prohibit
implementation of land uses currently allowed under the respective plans and regulations. The
OVRP Concept Plan provides policy direction for the jurisdictions for coordinated land acquisition
and development for the Regional Park within this framework of private property rights.

The OVRP Concept Plan is divided into segments. The project site is within the segment which
extends from I-805 to Heritage Road, which is predominantly planned for open space/preserve
(Figure 2-7). The OVRP Concept Plan identifies the project site and