SUBSEQUENT
ENVIRONMENTAL IMPACT REPORT

THE CITY OF SAN DIEGO

Project No. 0614791
SCH No. 2004051076

SUBJECT: Southwest Village Specific Plan: A GENERAL PLAN AMENDMENT and COMMUNITY
PLAN AMENDMENT to modify the Otay Mesa Community Plan; MAJOR AMENDMENT to
the Vernal Pool Conservation Plan; SOUTHWEST VILLAGE SPECIFIC PLAN; REZONE; a CITY
OF SAN DIEGO CHARTER SECTION 55 to allow for a infrastructure improvements through
dedicated City parkland; a VESTING TENTATIVE MAP; a MULTIPLE SPECIES
CONSERVATION SUBAREA PLAN BOUNDARY LINE ADJUSTMENT; a PLANNED
DEVELOPMENT PERMIT; a SITE DEVELOPMENT PERMIT; and a DEVELOPMENT
AGREEMENT. The project area encompasses the approximately 490-acre Specific Plan
area as well as off-site improvement areas. The Specific Plan buildout would include up
to 5,130 dwelling units, 175,000 square feet of commercial, 31.5 acres of parks, open
space, and supporting infrastructure. The project area is designated Community Village,
Parks, Institutional and Open Space, and zoned AR-1-1 within the Otay Mesa Community
Plan area. In addition, the project is located within the Airport Influence Area (Brown
Field and Naval Outlying Landing Field for Imperial Beach Review Area 2) and Airport
Land Use Compatibility Overlay Zone (Brown Field and Imperial Beach). (LEGAL
DESCRIPTION: the eastern half of Section 36; the northeastern corner of Section 01;
Section 31; Section 06; and the western half of Section 05, San Bernardino Meridian, in
the City of San Diego, County of San Diego, State of California). Applicant: Tri Pointe
Homes IE-SD, Inc.

l. ENVIRONMENTAL DETERMINATION:

This document has been prepared by the City of San Diego's Environmental Analysis Section under
the direction of the Development Services Department and is based on the City's independent
analysis and conclusions made pursuant to 21082.1 of the California Environmental Quality Act
(CEQA) Statutes and Sections 128.0103(a), 128.0103(b) of the San Diego Land Development Code.
Based on the analysis conducted for the project described above, the City of San Diego, as the Lead
Agency, has prepared the following Subsequent Environmental Impact Report (SEIR). The SEIR tiers
from the certified Final Program Environmental Impact Report (FEIR) prepared for the Otay Mesa
Community Plan (OMCP), Project No. 30330/304032, State Clearinghouse (SCH) No. 2004051076
certified March 2014 via Resolution No. R-308810.



The purpose of the environmental document is to inform decision-makers, agencies, and the public
of the significant environmental effects that could result if the project is approved and implemented,
identify possible ways to minimize the significant effects, and describe reasonable alternatives to the
project.

The SEIR analysis addressed the following issue area(s) in detail: Land Use, Visual Effects and
Neighborhood Character, Air Quality/Odor, Biological Resources, Historical Resources,
Human Health/Public Safety/Hazardous Materials, Hydrology/Water Quality, Geology/Soils,
Energy Conservation, Noise, Paleontological Resources, Traffic/Circulation, Public Services,
Utilities, Water Supply, Population and Housing, Agricultural and Mineral Resources,
Greenhouse Gas Emissions, and Tribal Cultural Resources.

The EIR identified mitigation for the following issues: Land Use, Air Quality/Odor, Biological
Resources, Historical Resources, Human Health/Public Safety/Hazardous Materials,
Hydrology/Water Quality, Geology/Soils, Noise, Paleontological Resources, Traffic/Circulation,
Utilities, and Tribal Cultural Resources.

The EIR concluded that the project would result in significant unmitigated environmental impacts to
Land Use, Air Quality/Odor, Historical Resources, Human Health/Public Safety/Hazardous
Materials, Noise, Traffic/Circulation (vehicle miles travelled), Utilities (solid waste), and Tribal
Cultural Resources.

1. PUBLIC REVIEW DISTRIBUTION:

The following agencies, organizations, and individuals were distributed either the Public Notice or a
copy of the draft Environmental Impact Report:

Federal Government

U.S. Environmental Protection Agency (19)
U.S. Border Patrol (22)

U.S. Fish and Wildlife Service (23)

U.S. Army Corps of Engineers (16&26)

State of California

Caltrans District 11 (31)

California Department of Fish and Wildlife (32)
Dept of Toxic Substance Control, Region 1 (39)
Office of Historic Preservation (41)

California Regional Water Quality Control Board, Region 9 (44)
State Clearinghouse (46A)

California Air Resources Board (49)

California Department of Transportation (51)
California Transportation Commission (51A)
California Transportation Commission (51B)
Native American Heritage Commission (56)
California Highway Patrol (58)




County of San Diego

Air Pollution Control District (65)

County of San Diego Department of Planning and Dev. Services (68)
San Diego County Parks Department (69)

County of San Diego Department of Environmental Health (75)

San Diego County Regional Airport Authority (110)

City of San Diego
Mayor's Office (91)
Councilmember Joe LaCava, District 1 (MS 10A)
Councilmember Jennifer Campbell, District 2 (MS 10A)
Councilmember Stephen Whitburn, District 3 (MS 10A)
Councilmember Henry L. Foster IlI, District 4 (MS 10A)
Councilmember Marni von Wilpert, District 5 (MS 10A)
Councilmember Kent Lee, District 6 (MS 10A)
Councilmember Raul Campillo, District 7 (MS 10A)
Councilmember Vivian Moreno, District 8 (MS 10A)
Councilmember Sean Elo-Rivera, District 9 (MS 10A)
Development Services Department
Environmental Analysis Section
Transportation
LDR Planning
Engineering
Geology
Landscape
Water & Sewer
Project Manager
Planning Department
Plan Long-Range
Plan MSCP
Parks and Recreation Department
Open Space
Economic Development
Real Estate Assets
Public Utilities Department (MS 906)
San Diego Police Department (MS776)
San Diego Fire-Rescue (MS603)
Transportation Development - DSD (78)
Development Coordination (78A)
Fire and Life Safety Services (79)
San Diego Fire - Rescue Dept Logistics (80)
Central Library (81A)
San Ysidro (81EE)
Historical Resources Board (87)
San Diego Housing Commission (88)
Park and Recreation (89)
City Attorney (93C)




Other Interested Groups, Organizations, and Individuals
City of Chula Vista, Environmental Review Coordinator (94)
San Diego Transit Corporation (112)

San Diego Gas & Electric Co., Land Use Planning Section (114)
Poway Unified School District (124)

San Ysidro School District (127)

Sweetwater Union High School District (131)

University of California San Diego Library (134)

Rancho Santa Ana Botanic Garden at Claremont (161)
Sierra Club (165)

San Diego Canyonlands (165A)

San Diego Natural History Museum (166)

San Diego Audubon Society (167)

San Diego Audubon Society (167A)

Environmental Health Coalition (169)

California Native Plant Society (170)

Citizens Coordinate for Century 3 (179)

Endangered Habitats League (182)

Endangered Habitats League (182a)

Vernal Pool Society (185)

San Diego Tracking Team (187)

Citizens Coordinate For Century 3 (189)

Carmen Lucas (206)

South Coastal Information Center (210)

San Diego History Center (211)

San Diego Archaeological Center (212)

National History Museum (213)

Save Our Heritage Organisation (214)

Ron Christman (215)

Clint Linton (215B)

Frank Brown - Inter-Tribal Cultural Resources Council (216)
Campo Band of Mission Indians (217)

San Diego County Archaeological Society, Inc. (218)
Native American Heritage Commission (222)

Kumeyaay Cultural Heritage Preservation (223)
Kumeyaay Cultural Repatriation Committee (225)

lipay Nation of Santa Ysabel

Native American Distribution (225A-S)

Other Interested Groups, Organizations, and Individuals - continued
Theresa Acerro (230)

Otay Mesa Chamber of Commerce (213A)

Otay Mesa Community Planning Group (235)

Janet Vadakkumcherry (236)

San Ysidro Community Planning Group (433)

United Border Comm. Town Council (434)




Other Interested Groups, Organizations, and Individuals - continued
Peter J. Broderick

Isabella Coye

Kathryn Pettit

Michael Shoemaker

Marisa Lundstedt

Jim Algert

John Pizzato

Michael R. Freedman

Juan Gonzalez

Juan Garcia

Carlos Garcia

Antonio Blas

Roberto Sanchez

Aispuro Trust 05-01-14

Alvarez Trust 01-01-18
Andelkovich John

Arce Arturo Jr

Arellano Burgueno Corp

Arreola Akbarh

Arreola Evelyn

Bobadilla Andres

Avalos Charles & Mary Family Trust 01-03-05
Sandoval Family Trust 06-21-07 Et Al
Ayala Lucia Trust 05-03-19

B D M Twenty LLC

Benton Family Living Trust 03-16-23
Benton Family Trust 03-07-14
Brambila Guillermo & Rosie

Blas Family Trust

Candlelight Properties LLC
Candlelight Villages LLC

Castro Ramon & Rosa 2017 Trust 08-23-17
Miranda Octaviano & Isabel M Et Al
Conde Aldo L

Conde Jorgeluis

Dodd Charles

Faith In Action Trust

Montejano Daniel

Felco Construction Inc

Fitzgerald John D & Elaine M Family Trust
Flores Joseph V & Guadalupe

Fuzet Monique Trust 07-21-16
Gamboa Manuel & Sonia

Ganem Albert F Living Trust 01-07-92
Garcia Carlos R & Elizabeth

Garcia Jose A & Rosa & Atjian Pilar



Other Interested Groups, Organizations, and Individuals - continued
Garcia Jose A & Rosa & Garcia Guadalupe D P

GarciaJuanR

Garcia Carlos R

Garcia Robert R

Garcia Lilia E

Blas Antonio & Beatriz

Troncoso Salvador Est Of
Gardenia Company Inc

Gonzalez Juan P & Rodriguez Emilia |
Guzman-Nevarez Marco A

Lomeli Ramon C

Rivera Jose

Hattie Davisson Properties L P
Huerta Carmen Trust 06-14-07
Sandoval Manuel Et Al

Huerta Carmen Trust 06-14-07
Huerta Jesus

Gustavo Rodriguez

Juarez Marisol

Langarica Heriberto P

Lomeli Family Trust 02-22-07
Lozano Living Trust 06-19-18
Peralta Gloria

Luna Roberto A

Gomez Marcia A

Manzano Francisco | A & Deaguilar Elena C
Mercado Family Trust 02-07-18
Moreno Trust

Muncill Maria C

Mutschler Joan

Holtel Michael

Nieto Kandi H

National Enterprises Inc

Navarro Carlota L

Delizarraga Matilde G

Garcia Manuel A Et Al

Ndiba Samuel & Ngethe Terisia N
Faith In Action Trust 08-30-15 Et Al
Nelson Rick V

Nguyen Nhatnam

Nguyen Thuan D

Ochoa Daniel R

Orozco Jose M Sr Rev Living Trust 04-28-23
Ortiz Marcelino & Teresa Trust 12-30-93
Otay Mesa LLC

Perez Alberto F



Other Interested Groups, Organizations, and Individuals - continued
Perimbeti Prakash

Pham Hung Van&Thuoc Thi Revocable 2006 Trust 11-08
Preacher Ronda R

Ramoon Holdings LLC

Raygoza Octavio & Silvia

Reinholtz Kathryn E A

Parpara David

Akhavan Tania

Rgc General Engineering Inc

Rocha Marco A & Belen

Rodriguez Aldo RR

Fuentes Rosa AR

Rodriguez Family Trust 10-09-02

Romero Juan A & Pilar C

Salazar Salvador E

Salerno Ralph N Trust 04-26-06

San Ysidro 96 LLC

Sanchez Jose M

Sandoval Guillermo F

Sandoval Luis F

Sandoval Augustine F Et Al

Santa Barbara Housing Assistance Corp
Sawaged Savannah H

Shibuya Yoshindo & Betty T Trust 06-16-82
The V LLC

Torrero Victor M & Tirado Martha A

Valdez Jose F A & Alba Ivonne E

Valdivia Leticia

Valdovinos Christopher R & Edna B

Varet Aurelle

Velez Barbara A 2016 Trust 04-07-16

Venzon Family Trust 11-20-99

Villaescusa Living Trust 02-19-21

Velarde Oscar M

Wheeler John F & Vivian Revocable Intervivos Trust 0
Winans Donald & Rachele Family Trust 10-06-99
Yoquigua Trucking & Equipment Services Corp
Zamorano Ana L A

Zeng Xiaogiang

Zermeno Alfonso & Juana 2008 Trust

Allen Kashani, TriPointe Homes, Applicant
Maykia Vang, Leppert Engineering, Applicant Agent



111 RESULTS OF PUBLIC REVIEW:

[] Nocomments were received during the public input period.

Comments were received but did not address the accuracy or completeness of the draft
[] environmental document. No response is necessary, and the letters are incorporated
herein.

Comments addressing the accuracy or completeness of the draft environmental document
[] were received during the public input period. The letters and responses are incorporated
herein.

Copies of the Environmental Impact Report and associated project-specific technical appendices, if
any, may be accessed on the City's CEQA webpage at https://www.sandiego.gov/ceqga/final.

> oy T May 1, 2025
Elizabeth Shearer-Nguyen Date of Draft Report

Program Manager
Development Services Department

Date of Final Report

Analyst: Marshall
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List of Abbreviated Terms

LIST OF ABBREVIATED TERMS
pg/m?3 micrograms per cubic meter
AAQS Ambient Air Quality Standards
AB Assembly Bill
ADD Assistant Deputy Director
ADRP Archaeological Data Recovery Program
ADT average daily trips
AFRY acre-feet per year
AlA Airport Influence Area
ALUC Airport Land Use Commission
ALUCP Airport Land Use Compatibility Plan
AME Archaeological Monitoring Exhibit
AMI area median income
APCD Air Pollution Control District
APN Assessor’s Parcel Number
ASMD area specific management directives
ASTM American Society for Testing and Materials
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Executive Summary

Executive Summary

This Subsequent Environmental Impact Report (SEIR; State Clearinghouse No. 2004051076) for the
proposed Southwest Village Specific Plan (Specific Plan) and associated discretionary actions
(referred to as the “project” or Specific Plan throughout this SEIR) has been prepared by the City of
San Diego (City) in compliance with the California Environmental Quality Act (CEQA) Statue and
Guidelines (Public Resources Code, Section 21000 et seq. and California Code of Regulations, Title
14, Section 15000, et seq.) and in accordance with the City's 2022 CEQA Significance Determination
Thresholds.

As described in Section 15168 of the CEQA Guidelines, an SEIR shall incorporate by reference the
program-level environmental review documents and analyze only the subsequent project's
additional significant environmental effects and any new or additional mitigation measures or
alternatives that were not identified and analyzed in the program EIR. In this case, the program-level
EIR is the 2014 Otay Mesa Community Plan (OMCP) Final EIR (FEIR), which was certified March 11,
2014 (City 2014).

The purpose of this SEIR is to inform decision-makers and the public of the potential significant
environmental impacts of the project that were not identified and analyzed in the FEIR. This SEIR
also considers the availability of mitigation measures as required by Section 15100 of the CEQA
Guidelines to minimize the project’s significant impacts and evaluates reasonable alternatives to the
project that may reduce or avoid one or more significant environmental effects.

S.1  Project Overview

The proposed project evaluated in this SEIR is the adoption of the Specific Plan and associated
discretionary actions. The Specific Plan would serve as the land use framework to guide future
development within the approximately 490-acre Specific Plan area. In addition to the programmatic
guidance for future development, project-level development is proposed for certain components of
the Specific Plan. The environmental analysis considers the implementation of the Specific Plan at a
program level for components that would be implemented in future phases, while other project
components are evaluated at the project level to facilitate the development of the initial phases of
the Specific Plan.

The development and implementation of this Specific Plan was envisioned as part of the OMCP,
adopted March 11, 2014 (City 2014). Specifically, the Otay Mesa Vision Map identifies the Specific
Plan area within the Southwest District as a Village Opportunity area. The OMCP requires the
preparation of a specific plan prior to consideration of any comprehensive development and
rezoning proposals within the southwest district of the OMCP in order to ensure development is
consistent with applicable OMCP policies. This project would establish the Specific Plan, consistent
with the land use vision and policies laid out in the 2014 OMCP.
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The Specific Plan envisions a complete community that integrates an urban mixed-use center
(Village Core) with surrounding residential neighborhoods. Residential neighborhoods, retail, office,
school, and recreational uses are designed around an interconnected grid-block development
pattern through a comprehensive network of multi-modal streets and pedestrian linkages.

The Specific Plan provides a comprehensive policy framework intended to guide future development
for the Southwest Village community consistent with the OMCP and City of Villages Strategy (see
Section 2.3.1 of this SEIR). The OMCP identifies the Neighborhood Village land use designation for
the project site, which allows for 15-25 dwelling units per acre (du/ac) and a total of 5,880 dwelling
units. The project would amend the OMCP Neighborhood Village land use designation to reflect the
density range between 8 to 62 dwelling units per acre, the land use map for the planned park and
school sites proposed, the trails map, the roadway classification map and related sections in land
use chapter as part of the Specific Plan. The Specific Plan establishes a range of allowable residential
densities across 30 planning areas (PAs) to allow for flexibility in future planning and design and a
total of 5,130 dwelling units (or 750 less residential units than the OMCP currently allows) as follows:

e Medium-Low Density Residential allowing 8 to 22 dwelling units per acre
e Medium Density Residential allowing 15 to 29 dwelling units per acre
e Medium-High Density Residential allowing 20 to 44 dwelling units per acre

e Mixed-Use Residential allowing up to 175,000 square feet of commercial and retail uses at a
maximum floor area ratio of 3.0 and multi-family attached residential units at a density
range of 30 to 62 dwelling units per acre.

The OMCP also identifies future commercial development; however, specific acreages and square
footages are not listed in the OMCP. The Specific Plan would include a residential village anchored
by up to 175,000 square feet of commercial and retail uses in a mixed-use Village Core.

To support this level of development, the Specific Plan identifies public facilities including a location
for a new 6.2-acre school site and an optional second 6.9-acre school site. The Specific Plan
additionally designates 17.6 acres of park space and conceptualizes up to 31.5 acres of park uses
within the Specific Plan area, 5 miles of trails, and 185.0 acres of open space. Access to the Specific
Plan area would be provided from Otay Mesa via Caliente Avenue and from San Ysidro via an
extension of Beyer Boulevard.

The Specific Plan provides detailed text and exhibits describing the range of land uses (residential,
retail, commercial, office, mixed-use, parks, and open space), public realm, mobility network, and
infrastructure that would occur in the Specific Plan area. It provides policies and regulations to
ensure that the buildout of Southwest Village proceeds in a manner consistent with the OMCP and
City policies and regulations.
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S.1.1 Phasing and Implementation

The Specific Plan provides the framework and foundation for the buildout of the Specific Plan area,
which is anticipated to be developed in multiple phases over time due to multiple property
ownerships. In all, there are thirty PAs. Phase 1 would include development of PA 8-14, which are in
the Vesting Tentative Map, construction of an extension of Beyer Boulevard connecting the Specific
Plan area to San Ysidro, rough grading within PA 15 through PA 20 to allow for a balanced grading
operation, in addition to other water, sewer and transportation infrastructure improvements.
Development beyond that—for phases 2 through 7 (PA 1 through PA 6 and PA 9 through PA 27)—
would require future entitlement applications.

The Specific Plan anticipates a phasing order, but this order is subject to change, and more than one
phase may occur at once, provided that the necessary infrastructure is developed concurrently. The
development of each PA would be contingent on necessary on- and off-site improvements including
roads, parks, and infrastructure and utilities.

S.2 SEIR Process

The Notice of Preparation (NOP) for this SEIR was circulated on February 26, 2020, and a scoping
meeting was held on March 4, 2020, from 5:30 PM to 7:30 PM at San Ysidro High School at 5353
Airway Road, San Diego, CA 92154. The NOP circulated for analysis of the project, related letters
received, and comments made during the scoping meeting are included as Appendix A of this SEIR.
The Draft SEIR, Specific Plan, FEIR and all related appendices have been made available for public
review and inspection during the public review period at the City of San Diego's City Planning
Department, located at 202 C Street, San Diego, CA 92101, and on the City's webpage at:

e https://www.sandiego.gov/ceqga/draft

Copies of the Notice of Availability of the Draft SEIR are also available at the San Ysidro Library (4235
Beyer Boulevard) and San Diego Central Library (330 Park Boulevard).

S.3  Areas of Controversy

Section 15123(b)(3) of the CEQA Guidelines requires that an environmental impact report address
issues to be resolved, including the choice among alternatives and whether or how to mitigate
significant impacts. With regard to the project, the major issues to be resolved include decisions by
the lead agency include the following:

1. Whether this SEIR adequately describes the environmental impacts of the project.

2. Whether the benefits of the project override the environmental impacts that cannot be
feasibly avoided or mitigated to a level of insignificance.

3. Whether there are any alternatives to the project that would substantially lessen any of the
significant impacts of the project and achieve most of the basic project objectives.
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In accordance with Section 15123(b)(2) of the CEQA Guidelines, the SEIR summary must identify
areas of controversy known to the lead agency, including issues raised by agencies and the public.
Public comments received during the NOP public review period addressed potential impacts to
biological resources, traffic and the transportation network, and cultural resources.

S.4  Project Alternatives

Project alternatives are evaluated in Chapter 9.0, Alternatives. The alternatives discussion is
intended to “focus on alternatives to the project or its location which are capable of avoiding or
substantially lessening any significant effects of the project,” even if these alternatives would impede
to some degree the attainment of the project objectives (CEQA Guidelines Section 15126.6). The
evaluations analyze the ability of each alternative to further reduce or avoid the significant
environmental effects of the project. Each major issue area included in the impact analysis of this
SEIR has been given consideration in the alternatives analysis. This SEIR evaluates two alternatives to
the project: Alternative 1: No Project Alternative and Alternative 2: Reduced Project.

S.4.1 Alternative 1: No Project Alternative (Adopted
Community Plan)

The No Project Alternative would allow for development consistent with the adopted OMCP and
zoning. Under the No Project Alternative (Adopted Community Plan), a Specific Plan would be
adopted that would provide the same development intensity and development footprint as
identified in the OMCP. The development would include the same civic and neighborhood-serving
commercial uses within areas identified on the OMCP land use map for the Southwest Specific Plan
Area. Per the OMCP, this alternative assumes the development of up to 5,880 residential dwelling
units at densities between 15 and 25 dwelling units per acre, 59 acres of parks, general commercial
uses, and a network of trails and roadways, including several alternatives for a future Beyer
Boulevard alignment. This alternative would include292.7 acres of developable area, which would be
164.8 more acres of additional development than are included in the proposed Specific Plan (56%
increase). This alternative could result in 750 more residential units at lower densities. Also, 27.5
acres of additional parks could occur under this alternative based on population projections at the
time the OMCP was prepared (87% increase).

Impacts of the No Project Alternative would be greater for all environmental issues relative to the
project considering the increase in development footprint and the number of units proposed under
this alternative, except for traffic/circulation and agricultural and mineral resources where impacts
would be similar to the project.

The No Project Alternative would meet most of the project objectives, as this alternative would
provide balanced residential housing (Objective 1), accommodate housing growth in the region
(Objective 2), provide a Village Core connected to the regional transportation network (Objectives 3
and 4), provide public recreational amenities (Objective 6), and improvements would be
implemented concurrently with development (Objective 8). This alternative would develop PAs 23
and 29 that include to mesa tops, canyon lands, and sensitive biological resources. Thus, this
alternative would not meet the objective of protecting mesa, canyon, and sensitive biological
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resources (Objective 5) to the extent of the project. Similarly, the proposed development of PAs 23
and 29 with residential uses under this alternative would not meet the project objective to follow
environmentally sensitive design practices (Objective 7) to the extent of the project, as the project
would avoid development within PAs 23 and 29 to protect additional sensitive biological resources.

S.4.2 Alternative 2: Reduced Project Alternative

The Reduced Project Alternative was identified to consider if reducing the development footprint of
the Specific Plan to increase mesa top conservation would reduce significant biological resources
impacts while still achieving the project objectives. Under this alternative, the Specific Plan
development footprint would be reduced in size to expand mesa top conservation by converting
10.74 acres comprising PA 22 from residential to Multi-Habitat Planning Area (MHPA) open space
near the existing MHPA. This alternative would result in 267 fewer residential units and 10.74
additional acres of open space compared to the proposed project. All other components of the
project would remain unchanged.

The Reduced Project Alternative would result in similar or slightly reduced impacts compared to the
project, with none of the environmental resources resulting in an increase in the severity of impacts.
Less than significant impacts associated with visual effects and neighborhood character, population
and housing, agricultural and mineral resources, and greenhouse gas emissions would be similar
under the Reduced Project Alternative compared to the project. Significant and mitigated impacts
associated with biological resources, hydrology/water quality, geology/soils, paleontological
resources, and tribal cultural resources, would be reduced under the Reduced Project Alternative
compared to the project. The less than significant impacts on energy conservation, public services,
and water supply would also be reduced under this alternative. Significant and unmitigated impacts
related to land use plan consistency, air quality/odor, historical resources, noise, and utilities (solid
waste) would remain significant and not mitigated, and reduced compared to the project. Significant
and unmitigated impacts to human health/public safety/hazardous materials and traffic/circulation
would also remain significant and unmitigated, similar to the project.

This alternative would meet most of the project objectives, as this alternative would accommodate
housing growth in the region (Objective 2), protect canyon lands, mesa tops and biological resources
(Objective 5), provide recreational amenities (Objective 6), follow environmentally sensitive design
and sustainable development practices (Objective 7), and improvements would be implemented
concurrently with development (Objective 8). The Reduced Project Alternative would remove 267
residential units and would not provide a balanced land use plan (Objective 1) to the extent of the
proposed project. This alternative would also not meet the objectives regarding the Village Core
(Objective 3) or the transportation grid network (Objective 4) as it would result in the reduction of
the Village Core and the associated transportation grid network.

S.4.3 Environmentally Superior Alternative

State CEQA Guidelines Section 15126.6(e)(2) requires that an EIR identify which alternative is the
environmentally superior alternative. If the No Project Alternative is the environmentally superior
alternative, the EIR must also identify which of the other alternatives is environmentally superior.
The Reduced Project Alternative would be considered the environmentally superior alternative, since
it would slightly reduce impacts to biological resources (10.49 acres of non-native grasslands). As
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described above, the Reduced Project Alternative would meet most of the project's objectives;
however, it would result in fewer housing opportunities in the OMCP area compared to the project,
and would not provide as balanced of a land use plan as the proposed project. The removal of a
residential block would cause this alternative to fail to meet the Specific Plan’s objectives to provide
balanced neighborhoods (Objective 1), and a Village Core (Objective 3) with a grid transportation
network (Objective 4).

S.5 Summary of Environmental Impacts and
Significance Conclusions

Table S-1, Summary of Environmental Impacts, summarizes the conclusions of the environmental
analysis of this SEIR. Impacts are identified as significant or less than significant.
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Table S-1
Summary of Environmental Impacts

Environmental Issue

| OMCP FEIR Impact Conclusion |

Results of the SEIR Impact Analysis

SEIR Mitigation

SEIR Impact Level After Mitigation

5.1 Land Use

Would the project conflict with any
applicable land use plan, policy, or
regulation of an agency with
jurisdiction over the project?

Less than significant without
mitigation.

Program-level

Due to potential inconsistencies with General Plan (2024) Noise Element Policy NE-B.3
and NE-l.1as well as OMCP Noise Element Policy 9.2-2 that may involve significant
secondary physical impacts related to noise, direct land use inconsistency impacts at the
program level would be significant.

While the program-level development would be inconsistent with OMCP Open
Space/Preservation Element Policy 2.6-4 and OMCP Urban Design Element Policy 4.2-4,
no secondary environmental impact would result and impacts would be less than
significant.

The program-level development would be inconsistent with OMCP Public Facilities
Services and Safety Element Policy 6.5-3 as future projects may not be required to
prepare waste management plans. This would lead to significant secondary physical
impacts related to solid waste. This program-level land use plan policy inconsistency
impact would be significant.

The program-level development has the potential to impact significant archaeological
and historic resources. The sites would potentially be 100% impacted in conflict with the
General Plan Historic Preservation Element Policy and OMCP Historic Preservation
Element that both identify the need to preserve significant archaeological and historical
sites for future generations. This program-level land use plan inconsistency impact
would be significant.

Project-level

The project-level components would comply with the SANDAG 2021 Regional Plan,
Brown Field Airport ALUCP, and NOLF IB ALUCP. The project-level development would
result in inconsistencies with General Plan (2024) Noise Element policies NE-B.3 and NE-
1.1 that lead to secondary physical noise impacts. In addition, the project-level
development would impact a significant archaeological site. The site would be 100%
impacted in conflict with the General Plan Historic Preservation Element Policy and
OMCP Historic Preservation Element that both identify the need to preserve significant
archaeological sites for future generations. Direct land use plan inconsistency impacts at
the project-level would be significant.

Cumulative

The project would result in direct noise land use compatibility impacts; however, these
impacts occur within the project site as a direct result of the project and do not combine
with other cumulative project impacts. Cumulative land use-noise incompatibility would
be less than significant.

Solid waste is a cumulative issue. The project inconsistency with OMCP Public Facilities
Services and Safety Element Policy 6.5-3 and associated solid waste impacts would
contribute to a cumulatively significant solid waste impact.

Program-level

SP-NOS-1 Exterior Noise Analysis
SP-NOS-2 Interior Noise Analysis
SP-UTIL-1 Waste Management Plan
SP-HIST-1 Archaeological Resources
SP-HIST-2 Historical Architectural
Resources

Project-level

PR-NOS-1 Interior Noise Analysis
PR-HIST-1 Data Recovery for CA-SDI-22,
936

PR-HIST-2 Construction Monitoring

Cumulative

SP-UTIL-1 Waste Management Plan
SP-HIST-1 Archaeological Resources
SP-HIST-2 Historical Architectural
Resources

PR-HIST-1 Data Recovery for CA-SDI-22,
936

PR-HIST-2 Construction Monitoring

Program-level
Significant and unmitigated

Project-level
Significant and unmitigated

Cumulative
Significant and unmitigated
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Environmental Issue

OMCP FEIR Impact Conclusion

Results of the SEIR Impact Analysis

SEIR Mitigation

SEIR Impact Level After Mitigation

While the project would be inconsistent with OMCP Open Space/Preservation Element
Policy 2.6-4 and OMCP Urban Design Element Policy 4.2-4, no secondary environmental
impact would result and cumulative impacts would be less than significant.

The project has the potential to impact significant archaeological and historic resources.
The sites would potentially be 100% impacted in conflict with the General Plan Historic
Preservation Element Policy and OMCP Historic Preservation Element that both identify
the need to preserve significant archaeological and historical sites for future
generations. This land use plan inconsistency impact would be cumulatively significant.

Would the collocation of residential
and industrial land uses and/or
conversion of industrial to residential
land uses, proposed as part of the
project, create land use
incompatibilities or result in physical
changes as a result of precluding
achievement of regional economic
development objectives/policies for
industrial development?

Less than significant with
Mitigation Framework HAZ-3.

Program-level

Implementation of the program-level areas would not involve introducing or collocating
residential uses in proximity to industrial uses. Direct impacts would be less than
significant.

Project-level

Implementation of the project-level areas would not involve introducing or collocating
residential uses in proximity to industrial uses. Direct impacts would be less than
significant.

Cumulative

The project would not involve introducing or collocating residential uses in proximity to
industrial uses and the project would not contribute to a significant cumulative impact
related to collocating residential uses with industrial uses.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would the project result in a conflict
with the purpose and intent of the ESL
Regulations, the Historical Resources
Regulations, and the Brush
Management Regulation of the LDC?

Less than significant with
Mitigation Framework LU-1a and
LU-1b.

Program-level
The program-level development would be consistent with the Historical Resources, ESL
and Brush Management Regulations, and impacts would be less than significant.

Project-level

Development of the project-level components would be consistent with the Historical
Resources, ESL and Brush Management regulations. Project-level direct impacts would
be less than significant.

Cumulative

Development of the project would be consistent with the Historical Resources, ESL and
Brush Management regulations. Project cumulative impacts would be less than
significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level

Less than significant
Cumulative

Less than significant

Would the proposed project resultin a
conflict with adopted environmental
plans, including the City of San Diego's
MSCP Subarea Plan and the MHPA
adopted for the purpose of avoiding or
mitigating an environmental effect for
the area?

Less than significant with
Mitigation Framework LU-2.

Program-level

Implementation of the program-level components would introduce land uses adjacent
to the MHPA, which could result in potentially significant direct impacts at the program
level.

Project-level
Implementation of the project-level components would introduce land uses adjacent to
the MHPA, which could result in significant direct impacts at the project level.

Cumulative

The project as well as cumulative projects would be required to demonstrate compliance
with the MSCP Subarea Plan, VPHCP, and MHPA Land Use Adjacency Guidelines.
Therefore, a less than significant cumulative impact would occur and the project would
not contribute to a significant cumulative impact. .

Program-level
SP-LU-1 Land Use Adjacency Guidelines

Project-level
PR-LU-1 Land Use Adjacency Guidelines

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant
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5.2 Visual Effects and Neighborhood Character

Would the project affect the visual
quality of the area, particularly with
respect to views from public viewing
areas, vistas, or open spaces?

Less than significant without
mitigation.

Program-level

Implementation of the Specific Plan would allow the public access to view corridors and
the northern gateway identified by the OMCP and would not impact planned viewpoints
to Spring Canyon and Moody Canyon from major roadways. Further, the Specific Plan
design regulations would not allow height and bulk restrictions that would potentially
impact views. The Specific Plan policy framework would ensure that future development
would present a visually consistent, architecturally interesting community that would not
impact scenic views and vistas. Program-level direct impacts related to blocking public
views would be less than significant.

Project-level

The project-level components would implement a portion of the proposed trail network
that would increase public access and viewing opportunities to the open space areas
surrounding the Specific Plan area and would site park and open space areas towards
the edges of the development to preserve views. The design of the Beyer Boulevard
extension considers viewpoints to Moody Canyon and would not impact public views of
this open space area. Development of the project-level components would be built
consistent with the Specific Plan, General Plan (2024), and LDC regulations (except for
requested and permitted deviations processed and evaluated as part of the project’s
PDP), therefore not impeding viewpoints from the community. Therefore, project-level
direct impacts related to blocking views would be less than significant.

Cumulative

The project as well as cumulative projects would be required to demonstrate compliance
with landform grading guidelines, including those contained in the City Grading
Regulation, ESL Regulations, and Steep Hillside Guidelines of the Land Development
Code except for allowed deviations. Compliance with applicable regulations would
ensure cumulative impacts would be less than significant, and the project would not
contribute to a significant cumulative impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would the project's land use changes
be compatible with surrounding
development in terms of bulk, scale,
materials, or style? Would adverse
aesthetic impacts result from the
project?

Less than significant without
mitigation.

Program-level

Implementation of the program-level components would not severely contrast with the
surrounding neighborhood character. The Specific Plan has sited the highest intensity
uses within the center of the Specific Plan with lower intensity uses around the
perimeter, providing consistency with the surrounding development and open space
areas. The Specific Plan policy framework would ensure that future development would
present a visually consistent, architecturally interesting community that would still be
consistent with allowable height, outdoor lighting, and bulk regulations. Therefore, there
would be less than significant program-level direct visual compatibility impacts.

Project-level

Implementation of project-level components would be consistent with development
regulations of the General Plan (2024), Specific Plan, and LDC (except for requested and
permitted deviations processed and evaluated as part of the project's PDP).
Development at the project level would therefore result in less than significant direct
impacts.

Cumulative

Future individual projects in the Specific Plan area would be required to comply with the
Specific Plan policy framework and applicable City regulations pertaining to visual
resources. Other projects in the OMCP would be required to comply with applicable

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant
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regulations and the OMCP policies pertaining to visual resources that avoid significant
visual impacts. The project would not contribute to a significant cumulative impact and
cumulative impacts would be less than significant.

Would the project resultin a
substantial change to natural
topography or other ground surface
relief feature?

Less than significant without
mitigation.

Program-level

The program-level components would result in a less than significant impact related to
landform alteration and grading and changes to unique physical features. Future
individual projects within the Specific Plan area would be required to demonstrate
compliance with landform grading guidelines contained in the City Grading Regulations,
ESL Regulations, and Steep Hillside Guidelines of the LDC. Application of these
regulatory and guidance documents would ensure that direct impacts associated with
changes to natural topography at the program level would be less than significant.

Project-level

The proposed grading to develop the project-level components is consistent with the
City Grading Regulations, ESL Regulations, and Steep Hillside Guidelines of the LDC. In
addition, a SDP including necessary findings is required concurrent with the Phase 1
development to implement requested deviations from the ESL Regulations. Application
of these regulatory and guidance documents and required permitting would ensure that
direct impacts associated with significant alteration of the natural landform at the
project level would be less than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to demonstrate
compliance with applicable landform grading, environmentally sensitive lands and steep
hillside development regulations. Therefore, no cumulative impact would occur and the
project would not contribute to a significant cumulative impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would the project result in a negative
visual appearance due to the loss,
covering, or modification of any unique
physical features such as a natural
canyon or hillside slope in excess of 25
percent gradient?

Less than significant without
mitigation.

Program-level

The program-level components would result in a less than significant impact related to
changes to unique physical features. Future individual projects within the Specific Plan
area would be required to demonstrate compliance with landform grading guidelines
contained in the City Grading Regulation, ESL Regulations, and Steep Hillside Guidelines
of the LDC. Program-level direct impacts would be less than significant.

Project-level

The anticipated project-level components, such as the construction of Beyer Boulevard
West, the EVA Road, and residential development would be consistent with the grading
areas anticipated by the OMCP. However, an SDP, including necessary findings, is
required concurrent with the Phase 1 development to implement requested deviations
from ESL Regulations and the Steep Hillside Guidelines of the LDC. Application of these
regulatory and guidance documents would confirm that direct impacts associated with
changes to unique physical features at the project level would be less than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to demonstrate
compliance with applicable landform grading and steep hillside development
regulations . Therefore, cumulative impacts would be less than significant and the
project would not contribute to a significant cumulative impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant
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5.3 Air Quality/Odor
Would the project obstruct or conflict Less than significant without Program-level Program-level Program-level
with the implementation of the San mitigation. Implementation of the Specific Plan land uses would not result in an increase in None Less than significant
Diego Regional Air Quality Strategy or operational emissions that would conflict with or obstruct implementation of air quality
applicable portions of the State plans. Additionally, as the proposed maximum number of dwelling units is less than Project-level Project-level
Implementation Plan? proposed by the OMCP and assumed in air quality plans for the area, no conflict with air | None Less than significant

quality plans would occur at the program level. Program-level direct impacts would be

less than significant. Cumulative Cumulative

None Less than significant

Project-level

Buildout of project-level areas would not result in emissions that would conflict with or
obstruct implementation of air quality plans. Additionally, the project would generate
fewer air quality emissions compared to what proposed by the OMCP and assumed in
air quality plans for the area. Therefore, project-level impacts would be less than
significant.

Cumulative

The project would generate fewer air quality emissions compared to the emissions
assumed in the Regional Air Quality Strategies to achieve air quality standards for the
San Diego Air Basin. The project would not considerably contribute to a significant
cumulative impact.

Would the project result in emissions Significant and unavoidable with | Program-level Program-level Program-level
that would violate any air quality Mitigation Framework AQ-1 and | Because the exact construction schedule and details are not known for future SP-AQ-1 Control Measures/Technology Significant and unmitigated
standard or contribute substantially to | AQ-2. development implemented under the Specific Plan, program-level construction SP-AQ-2 Buffer Sensitive Receptors
an existing or projected air quality emissions impacts would be significant. As future development allowed by the Specific Project-level
violation? Plan could generate operational emissions that would result in regional emission levels Project-level Less than significant
that could exceed state and federal air quality standards, direct program-level None
operational emissions impacts would be significant. Cumulative
Cumulative Significant and unmitigated
Project-level SP-AQ-1 Control Measures/Technology
Total operational emissions associated with the project-level components would not SP-AQ-2 Buffer Sensitive Receptors

result in regional emissions that would exceed the NAAQS or CAAQS or contribute to
existing violations, and direct impacts would be less than significant.

Cumulative

The project construction and operational emissions have the potential to exceed the air
quality standards, which would combine with cumulative projects and significantly
contribute to the regional non-attainment of air quality emission standards. Thus, the
project would considerably contribute to a cumulative air emissions impact.
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Would the project expose sensitive
receptors to substantial pollutant
concentration, including air toxics such
as diesel particulates?

Significant and unavoidable with
Mitigation Framework AQ-3 and
AQ-4.

Program-level

Implementation of the program-level components would not expose sensitive receptors
to substantial pollutant concentrations associated with DPM during construction or from
substantial pollutant concentrations from heavily traveled roadways, and would not
resultin a CO hot spot. Impacts would therefore be less than significant. However,
should a gas station, dry cleaner, or other use identified in CARB's Land Use Siting
Constraints be proposed within the program-level areas, a significant direct impact
related to exposure of sensitive receptors could occur.

Project-level

As project-level components would not expose sensitive receptors to construction-
related DPM or DPM from heavily travelled roadways, would not result in a CO hot spot,
or include stationary sources of toxic emissions, direct impacts would be less than
significant.

Cumulative

The project would potentially result in the siting of land uses generating stationary
source pollutants within proximity to sensitive receptors. While this is a direct impact, it
would not cumulatively combine with other projects in the area considering the distance
and dispersion of air quality issues result in this being a localized issue. The project
would have a less than significant cumulative air toxics impact.

Program-level
SP-AQ-3 Public Notice
SP-AQ-4 Health Risk Assessment

Project-level
None

Cumulative
None

Program-level
Significant and unmitigated

Project-level
Less than significant

Cumulative
Less than significant

Would the project create objectionable
odors affecting a substantial number
of people?

Less than significant without
mitigation.

Program-level

The program-level components do not include heavy industrial or agricultural uses that
are typically associated with odor complaints. Exposure to odors associated with project
construction would be short term and temporary in nature. The two proposed sewer lift
stations required to serve the project would be located within enclosed structures that
would be equipped with proper odor control systems and scrubber fans, as these
components are standard industry requirements to ensure odor management in
accordance with the San Diego Air Pollution Control District Rule 51. Program-level direct
impacts would be less than significant.

Project-level

The project-level components do not include heavy industrial or agricultural uses that
are typically associated with odor complaints. Odors produced during construction
would be temporary in nature and any odors associated with the proposed sewer lift
stations would be adequately mitigated with odor control systems. Project-level direct
impacts would be less than significant.

Cumulative

While other cumulative projects may introduce odor generating uses to the OMCP area,
the project would not involve these uses. Therefore, the project would not considerably
contribute to a significant cumulative impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

5.4 Biological Resources

Would the project result in a reduction
in the number of any unique, rare,
endangered, sensitive, or fully
protected species of plants or animals?

Would the project resultin a
substantial adverse impact on any Tier
|, Tier Il, Tier IIIA or Tier llIB habitats as

Less than significant with
Mitigation Framework BIO-1,
BIO-2, BIO-4, and LU-2.

Program-level
Impacts to special-status plants and wildlife species associated with future development
within the program-level areas would be significant.

Project-level
Impacts to special-status plants and wildlife species associated with future development
within the project-level areas would be significant.

Program-level
SP-BIO-1 Sensitive Plants and Wildlife
SP-BIO-2 Migratory Wildlife

Project-level
PR-BIO-1 San Diego Button Celery
PR-BIO-2 Otay Tarplant

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant
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identified in the Biology Guidelines of
the LDC or other sensitive natural
community identified in local or
regional plans, policies, regulations or
by the California Department of Fish
and Wildlife or the U.S. Fish and
Wwildlife?

Cumulative

Cumulative projects in the City would be required to minimize impacts to sensitive
species and habitat at the project level through compliance with the Biology Guidelines,
ESL Regulations, MSCP and VPHCP policy documents, agency permitting, and standard
mitigation requirements. The project would minimize impacts to sensitive species in
accordance with these aforementioned policy documents and regulations. Overall, the
project would not substantially contribute to a cumulatively considerable impact on
sensitive species.

PR-BIO-3 San Diego Barrel Cactus and
Snake Cholla

PR-BIO-4 Thread-leaved Brodiaea
PR-BIO-5 Quino Checkerspot Butterfly
PR-BIO-6 San Diego and Riverside Fairy
Shrimp

PR-BIO-7a Least Bell's Vireo Breeding
Season Avoidance - Construction
PR-BIO-7b Least Bell's Vireo Breeding
Season Avoidance - Restoration
Implementation

PR-BIO-8a Coastal California Gnatcatcher
Breeding Season Avoidance within the
MHPA

PR-BIO-8b Coastal California Gnatcatcher
Breeding Season Avoidance - Restoration
Implementation

PR-BIO-9a Crotch’s Bumble Bee Impact
Minimization

PR-BIO-9b Crotch’s Bumble Bee Habitat
Mitigation

PR-BIO-10 Burrowing Owl Pre-
Construction Surveys

PR-BIO-11 Cactus Wren Habitat
Restoration

PR-BIO-12 Western Spadefoot Habitat
Restoration

PR-BIO-13 Breeding Season
Avoidance/Pre-Construction Surveys for
Western Spadefoot

PR-BIO-14 Breeding Season
Avoidance/Pre-Construction Bird Surveys
PR-BIO-15 Dedication of Mitigation Lands

Cumulative

None
Would the project result in Less than significant with Program-level Program-level Program-level
interference with the Mitigation Framework BIO-2. The program level areas are limited to the mesa tops and would not reduce the None Less than significant

nesting/foraging/movement of any
resident or migratory fish or wildlife
species?

availability or functionality of wildlife use in the surrounding open space and canyon
networks. Program-level direct impacts related to wildlife movement corridors would be
less than significant.

Project-level
Wildlife crossing features would be incorporated into the project-level components and
project-level direct impacts to wildlife corridors would be less than significant.

Cumulative

The regional corridor connections have been planned through the MHPA and the MSCP
Subarea Plan. The wildlife corridor analysis addressed the overall corridor connectivity
throughout the area as well as the maintenance of the MHPA corridor areas. Cumulative
impacts would be less than significant.

Project-level
None

Cumulative
None

Project-level
Less than significant

Cumulative
Less than significant
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Would the project result in an impact
to a sensitive habitat, including, but
not limited to streamside vegetation,
oak woodland, vernal pools, wetlands,
coastal sage scrub, or chaparral?

Would the project result in the
introduction of invasive species of
plants into a natural open space area?

Less than significant with
Mitigation Framework BIO-1,
BIO-2, BIO-4, and LU-2.

Program-level

Implementation of the program-level components would potentially result in impacts to
sensitive vegetation communities and future development could potentially introduce
invasives into surrounding open space. Program-level direct impacts would be
significant.

Project-level
Sensitive habitat is present in the project-level areas and project-level direct impacts to
sensitive vegetation communities and invasive species would be significant.

Cumulative

Cumulative projects in the City’ MSCP Subarea Plan area would be required to minimize
impacts to sensitive habitats at the project level through compliance with the Biology
Guidelines, ESL Regulations, MSCP and VPHCP policy documents, agency permitting, and
standard mitigation requirements. The project would minimize impacts to sensitive
habitats in accordance with these aforementioned policy documents and regulations.
Overall, the project would not substantially contribute to a cumulatively considerable
impact on sensitive habitat.

Program-level
SP-BIO-1 Sensitive Plants and Wildlife
SP-LU-1 Land Use Adjacency Guidelines

Project-level
PR-BIO-15 Dedication of Mitigation Lands
PR-LU-1 Land Use Adjacency Guidelines

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant

Would the project affect the long-term
conservation of biological resources as
described in the MSCP?

Would the project meet the objectives
of the MSCP Subarea Plan’s Land Use
Adjacency Guidelines or conflict with
the provisions of the MSCP Subarea
Plan, or other approved local, regional,
or state conservation plans?

Less than significant with
Mitigation Framework LU-2.

Program-level

Land use adjacency and compatibility impacts could potentially occur associated with
projects within the program-level areas located adjacent to the MHPA. Program-level
direct impacts would be significant.

Project-level

Land use adjacency and compatibility impacts could occur associated with project-level
components located adjacent to the MHPA and would result in a significant project-level
impact.

Cumulative

Cumulative projects in the City’ MSCP Subarea Plan area would be required to
demonstrate compliance with the MSCP Subarea Plan and MHPA Land Use Adjacency
Guidelines. The project would be in compliance with these policies and guidelines.
Therefore, the project would have a less than significant cumulative impact related to
the MSCP consistency.

Program-level
SP-LU-1 Land Use Adjacency Guidelines

Project-level
PR-LU-1 Land Use Adjacency Guidelines

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant

Would the project result in an impact
on City, state, or federally regulated
wetlands (including, but not limited to,
salt marsh, vernal pool, lagoon,
riparian habitat, etc.) through direct
removal, filling, hydrological
interruption, or other means?

Less than significant with
Mitigation Framework BIO-4.

Program-level
There are known wetland and vernal pool resources in the Specific Plan area, and
program-level impacts would be significant.

Project-level
There are known wetland and vernal pool resources in the project-level areas, and
project-level impacts would be significant.

Cumulative

Cumulative projects in the watershed would be required to prevent impacts to wetlands
at the project level through compliance with the Biology Guidelines and resource agency
requirements. The project would be consistent with the wetland requirements identified
in the Biology Guidelines and would be required to obtain necessary resource agency
permits. Therefore, the project cumulative impact to wetlands and jurisdictional
resources would be less than significant.

Program-level
SP-BIO-3 Wetlands

Project-level
PR-BIO-16 Wetland and Vernal Pool
Mitigation

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant
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Would the temporary construction
noise from the proposed plan and
project or permanent noise generators
(including roads) adversely impact
sensitive species (e.g., coastal
California gnatcatcher) within the
MHPA?

Less than significant with
Mitigation Framework BIO-1,
BIO-2, BIO-3, BIO-4, and LU-2.

Program-level
At a program-level of review and without project specific development plans, program-
level operational noise to special-status wildlife species would be potentially significant.

Project-level

The project-level components would generate operational noise that would result in
significant impacts to coastal California gnatcatcher and cactus wren. Also, noise impacts
to Cooper's hawk, northern harrier, white-tailed kite, merlin, California horned lark,
yellow warbler, yellow-breasted chat, loggerhead shrike, southern California rufous-
crowned sparrow, grasshopper sparrow, and Bell's sage sparrow would be significant.

Cumulative

Cumulative projects in the MSCP Subarea Plan would be required to comply with the
MSCP Subarea Plan, MHPA Land Use Adjacency Guidelines and Biology Guidelines to
reduce noise impacts on sensitive species at the project level. The project would also
comply with these requirements. Therefore, the project would not substantially
contribute to a significant cumulative impact, and cumulative noise impacts to sensitive
species would be less than significant.

Program-level
SP-LU-1 Land Use Adjacency Guidelines

Project-level

PR-LU-1 Land Use Adjacency
GuidelinesPR-BIO-8a Coastal California
Gnatcatcher Breeding Season Avoidance
within the MHPA

PR-BIO-11 Cactus Wren Habitat
Restoration

PR-BIO-15 Dedication of Mitigation Lands
PR-NOS-1 Interior Noise Analysis

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant

5.5 Historical Resources

Would the project result in the
alteration or destruction of a
prehistoric or historical archaeological
site? Would the project result in any
adverse physical or aesthetic effects on
a prehistoric or historic building,
structure, object, or site?

Less than significant with
Mitigation Framework HIST-1
and HIST-2.

Program-level

There is potential for significant unidentified archaeological and/or historical resources
to be present in the program-level areas and impacted during grading. Program-level
direct impacts would be significant.

Project-level

Implementation of the project would result in impacts to resource CA-SDI-22,936, which
would constitute a significant effect to a known historical resource. Project-level direct
impacts would be significant.

Cumulative

There is a potential for cumulatively significant impacts to unidentified archaeological
and historical resources within the project area as well as the cumulative study area.
Impacts related to CA-SDI-22,936 would also be cumulatively significant. As such, the
project would contribute to a potentially significant cumulative impact to archaeological
and/or historical resources.

Program-level
SP-HIST-1 Archaeological Resources
SP-HIST-2 Historic Architectural Resources

Project-level

PR-HIST-1 Data Recovery for CA-SDI-22,
936

PR-HIST-2 Construction Monitoring

Cumulative

SP-HIST-1 Archaeological Resources
SP-HIST-2 Historic Architectural Resources
PR-HIST-1 Data Recovery for CA-SDI-22,
936

PR-HIST-2 Construction Monitoring

Program-level
Significant and unmitigated

Project-level
Significant and unmitigated

Cumulative
Significant and unmitigated

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

Less than significant with
Mitigation Framework HIST-1.

Program-level
Ground disturbing activities could unearth and impact an unknown subsurface religious
or sacred resource. Program-level direct impacts would be significant.

Project-level

Implementation of the project-level components could adversely affect the sacred site
identified by the NAHC. Additionally, ground disturbing activities could unearth and
impact an unknown subsurface religious or sacred resource. Project-level direct impacts
would be significant.

Cumulative

Cumulative projects in the cumulative study area would potentially impact significant
religious or sacred sites. As such, the project would contribute to a significant cumulative
impact to potentially significant religious or sacred sites.

Program-level
SP-HIST-1 Archaeological Resources

Project-level
PR-HIST-2 Construction Monitoring

Cumulative
SP-HIST-1 Archaeological Resources
PR-HIST-2 Construction Monitoring

Program-level
Significant and unmitigated

Project-level
Significant and unmitigated

Cumulative
Significant and unmitigated
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Would the proposed project result in
the disturbance of any human
remains, including those interred
outside of formal cemeteries?

Less than significant with
Mitigation Framework HIST-1.

Program-level
There is a potential for buried human remains to be disturbed by grading and
construction activities. Program-level direct impacts would be significant.

Project-level
There is a potential for buried human remains to be disturbed by grading and
construction activities. Project-level direct impacts would be significant.

Cumulative

Any unanticipated human remains discoveries for the project and cumulative projects
would be required to adhere to the Public Resources Code Section 5097.98 and state
Health and Safety Code Section 7050.5, which would reduce impacts to less than
significant. The project contribution to a cumulative human remains impact would be
less than significant.

Program-level
SP-HIST-3 Human Remains

Project-level
PR-HIST-2 Construction Monitoring

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant

5.6 Human Health/Public Safety/Hazardous Materials

Would the project areas expose people
or property to health hazards,
including wildfire and airport
operations?

Significant and unavoidable with
Mitigation Framework AQ-3, AQ-
4, HAZ-1, HAZ-2, and HAZ-3.

Program-level

No conflict with the Brown Field or NOLF IB ALUCPs would occur and no airport hazard
would result. The Specific Plan may result in significant air quality emissions that could
result in health hazards and would place uses in wildfire-prone areas. Program-level
direct impacts would be significant.

The program-level components may result in sensitive receptors being exposed to toxic
air contaminants from dry cleaning facilities, gas stations or other uses, and the
program-level would result in a potentially significant health impact.

Project-level

The project-level components would not expose receptors to toxic air contaminants,
would comply with regulations regarding wildfire, and would not conflict with any
ALUCP. Impacts would be less than significant.

Cumulative

Considering the distance of the proposed residential and commercial uses relative to
cumulative projects, a cumulative issue related to the CARB land use siting constraints
(FEIR Table 5.3-7) would not occur as a result of the project. The project would comply
with the ALUCPs and the City fire safety regulations and policies, and the project would
resultin a less than significant cumulative impact related to airport hazards and wildfire
hazards.

Program-level

SP-AQ-3 Public Notice

SP-AQ-4 Health Risk Assessment
SP-HAZ-1 Reduction of Risk of Wildfires

Project-level
None

Cumulative
None

Program-level
Significant and unmitigated

Project-level
Less than significant

Cumulative
Less than significant

Would the project areas create a future
risk of an explosion or the release of
hazardous substances (including, but
not limited to, gas, oil, pesticides,
chemicals, or radiation)? Would the
project areas expose people or the
environment to a significant hazard
through the routine transport, use, or
disposal of hazardous materials?

Less than significant without
mitigation.

Program-level

The program-level areas would adhere to federal, state, and local regulations during

construction and operation activities which would ensure that program-level impacts
relating to the transport, storage and disposal of hazardous materials would be less

than significant.

Project-level

Compliance with existing regulations regarding the handling, storage, and treatment of
hazardous materials during both construction and operation of the project-level
components would ensure project-level impacts related to hazardous materials routine
use, transport, and disposal would be less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant
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Cumulative

Cumulative projects and the proposed project would be required to comply with
standard hazardous substance regulations that reduce potential impacts related to
hazardous materials. Therefore, cumulative impacts would be less than significant and
the project would not contribute to a significant cumulative impact.

Would the project areas 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 the
environment?

Less than significant with
Mitigation Framework HAZ-3.

Program-level

There is a potential for hazardous conditions to be present on-site, especially as known
contamination sites have been documented within the program-level area. Program-
level direct impacts would be potentially significant.

Project-level

The project-level components would require disposal of asbestos and lead-containing
soils and materials, which would result in a potentially significant direct project-level
impact.

Cumulative

Cumulative projects and the proposed project would be required to comply with
regulations regarding hazardous sites at the project level, which may require soil and
groundwater testing, remediation, and other standard requirements. These are localized
issues and the project would not cumulatively combine with other projects considering
project locations and regulatory compliance. Therefore, cumulative impacts would be
less than significant and the project would not contribute to a significant cumulative
impact.

Program-level
SP-HAZ-2 Hazardous Sites

Project-level
PR-HAZ-1 Hazardous Sites

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant

5.7 Hydrology/Water Quality

Would the project result in an increase
in impervious surfaces and associated
increased runoff? Would the project
result in a substantial alteration to on-
and off-site drainage patterns due to
changes in runoff flow rates or
volumes?

Less than significant with
Mitigation Framework HYD/WQ-
1.

Program-level

Development of the program-level components would have the potential to result in
flood hazards on other properties due to the areas of localized flooding in the canyons
and other drainage concentration points. Program-level direct impacts would be
significant.

Project-level

The project-level area is not within a SFHA, would not involve development in a FEMA
floodplain or actions requiring a CLOMR or LOMR, and would not result in runoff
impacts that would lead to flooding impacts on-site or to off-site. Project-level direct
impacts would be less than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to avoid drainage
impacts at the project level through compliance with the San Diego Regional Water
Quiality Control Board (RWQCB) regulations, agency coordination, and other standard
requirements. Therefore, cumulative impacts would be less than significant and the
project would not contribute to a significant cumulative impact.

Program-level
SP-HYD/WQ-1 Storm Water Runoff and
Drainage

Project-level
None

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant

Cumulative
Less than significant
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Would modifications to the natural
drainage system be required for
implementation of the project? Would
there be an effect on the Otay or
Tijuana River Valley drainage basins
with implementation of the project?

Less than significant with
Mitigation Framework HYD/WQ-
1.

Program-level

Impacts to the natural drainage system could result from ground disturbance and
introduction of new impervious surfaces from the construction of the program-level
components and program-level impacts would be significant.

Project-level

The project-level components would include a drainage design consistent with the
current City and RWQCB regulations, and particularly the Storm Water Standards, so
that runoff rates and durations would be controlled at or below pre-development rates
to reduce downstream erosion conditions. Project-level direct impacts would be less
than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to comply with
the RWQCB regulations, City stormwater and drainage regulations and other standard
requirements that reduce natural drainage system impacts. With regulatory compliance,
the project contribution to cumulative impacts to the downstream natural drainage
systems would be less than significant.

Program-level
SP-HYD/WQ-1 Storm Water Runoff and
Drainage

Project-level
None

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant

Cumulative
Less than significant

Would the project result in alterations
to the course or flow of flood waters?

Less than significant with
Mitigation Framework HYD/WQ-
1.

Program-level

Impacts to the natural drainage system could result from ground disturbance and
introduction of new impervious surfaces from the construction of the program-level
components and program-level impacts would be significant.

Project-level

The project-level components would include a drainage design consistent with the
current City and RWQCB regulations, and particularly the Storm Water Standards, so
that runoff rates and durations would be controlled at or below pre-development rates
to reduce flooding risk. Project-level direct impacts would be less than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to comply with
the RWQCB regulations, FEMA requirements, and other standard requirements that
reduce flood-related impacts. With regulatory compliance, the project contribution to
cumulative impacts related to flood flows would be less than significant.

Program-level
SP-HYD/WQ-1 Storm Water Runoff and
Drainage

Project-level
None

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant

Cumulative
Less than significant

Would the project create discharges
into surface or ground water, or any
alteration of surface or ground water
quality, including but not limited to
temperature, dissolved oxygen or
turbidity? Would there be increases in
pollutant discharges including
downstream sedimentation?

Less than significant with
Mitigation Framework HYD/WQ-
2.

Program-level
Impacts to water quality could result from the introduction of new land uses included in
the Specific Plan. Program-level direct impacts would be significant.

Project-level

The project would incorporate best management practices (BMPs) such as biofiltration
basins that would comply with the City's Stormwater Quality Standards. Therefore,
project-level direct impacts would be less than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to comply with
the RWQCB regulations, FEMA requirements, and other standard requirements that
reduce stormwater-discharge impacts. With regulatory compliance, the project
contribution to cumulative impacts would be less than significant.

Program-level
SP-HYD/WQ-2 Storm Water Quality

Project-level
None

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant

Cumulative
Less than significant
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5.8 Geology/Soils

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

Less than significant with
Mitigation Framework GEO-1.

Program-level

Future development within the program-level areas would be subject to potential
geologic hazards related to earthquakes, landslides, and compressible and expansive
soils and program-level direct impacts would be significant.

Project-level

The project-level components would incorporate specific geotechnical
recommendations to minimize geologic hazards and project-level direct impacts would
be less than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to address
geologic hazards at the project level through site-specific geotechnical
recommendations based on local, state and federal regulations. In addition, the project
geology/soils issues would not combine with other cumulative projects considering the
localized nature of geology/soils issues. Therefore, cumulative geology and soils impacts
would be less than significant.

Program-level
SP-GEO-1 Geologic Hazards

Project-level
None

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant

Cumulative
Less than significant

Would the project increase the
potential of erosion on- or off-site?

Less than significant with
Mitigation Framework GEO-2.

Program-level

Future development within the program-level areas would be subject to potential
geologic hazards related to erosion and program-level direct impacts would be
significant.

Project-level

The project-level components would incorporate specific geotechnical
recommendations to minimize geologic hazards related to erosion and project-level
direct impacts would be less than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to address soil
erosion issues at the project level through site-specific design measures based on local,
state and federal regulations. Therefore, cumulative erosion impacts would be less than
significant.

Program-level
SP-GEO-2 Geotechnical Investigations

Project-level
No mitigation is required.

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant

Cumulative
Less than significant

5.9 Energy Conservation

Would the project result in the use of
excessive amounts of electricity or fuel
and other forms of energy (e.g.,
natural gas, oil)?

Less than significant

Program-level

Construction in the program-level area would not result in the use of excessive amounts
of fuel or other forms of energy and program-level direct impacts would be less than
significant.

Project-level

Construction of the project-level components would implement the Specific Plan and
would not result in the use of excessive amounts of fuel or other forms of energy, and
project-level impacts would be less than significant.

Cumulative

Construction and operation of the project and cumulative projects would be consistent
with federal, state, and local regulations involving fuel consumption and energy use. The
project would not substantially contribute to a significant cumulative impact. The
project's cumulative impact would be less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant
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5.10 Noise

Would the project result in a significant
increase in the existing ambient noise
level?

Significant and unavoidable with
Mitigation Framework NOI-1 and
NOI-2.

Program-level

Implementation of the program-level components would result in a significant increase
in traffic noise levels above the land use compatibility criteria. Additionally, noise
impacts on sensitive species would be significant. Program-level direct impacts would be
significant.

Project-level

Interior noise impacts to residential uses located closest to Beyer Boulevard and
Caliente Avenue would be significant. Additionally, noise impacts on sensitive species
would be significant. Project-level direct impacts would be significant.

Cumulative

Implementation of the Specific Plan in combination with cumulative projects would
result in a substantial (3 decibel) increase in traffic noise levels for multiple off-site
roadway segments and would, therefore, significantly contribute to the exposure of
sensitive receptors to cumulative increases in noise levels. It is not possible for the
project to ensure traffic noise levels would be reduced to be in compliance with noise
standards. Other project stationary and construction noise impacts would not combine
with cumulative projects considering the distance between the project and cumulative
projects. Overall, the project would substantially contribute to cumulatively significant
traffic noise impacts.

Program-level

SP-NOS-1 Exterior Noise Analysis
SP-NOS-2 Interior Noise Analysis
SP-LU-1 Land Use Adjacency Guidelines

Project-level
PR-NOS-1 Interior Noise Analysis

Cumulative

SP-NOS-1 Exterior Noise Analysis
SP-NOS-2 Interior Noise Analysis
PR-NOS-1 Interior Noise Analysis

PR-LU-1 Land Use Adjacency Guidelines
PR-BIO-8a Coastal California Gnatcatcher
Breeding Season Avoidance within the
MHPA

PR-BIO-11 Cactus Wren Habitat
Restoration

PR-BIO-15 Dedication of Mitigation Lands

Program-level
Significant and unmitigated

Project-level
Significant and unmitigated

Cumulative
Significant and unmitigated

Could the proposed collocation of
residential and commercial or
industrial land uses result in the
exposure of people to noise levels
which exceed the City’s Noise
Abatement and Control Ordinance?

Significant and unavoidable with
Mitigation Framework NOI-3.

Program-level

There is potential that future HVAC units, pump stations, and proximity of residential
uses to commercial/retail uses in the mixed-use area could result in noise levels
exceeding the applicable Noise Abatement and Control Ordinance limits at residential
receivers. Program-level direct impacts would be significant.

Project-level

HVAC and pump station noise levels are not projected to exceed the applicable Noise
Abatement and Control Ordinance limits at the adjacent uses or PAs, and project-level
direct impacts would be less than significant.

Cumulative

The proposed commercial uses are located at a distance from surrounding projects that
would preclude significant impacts. In addition, the adjacent cumulative projects consist
of residential uses and would not cause a noise collocation impact to the project. Thus,
no cumulative noise impact related to collocation would occur.

Program-level
SP-NOS-3 Site-Specific Acoustical/Noise
Analysis

Project-level
None

Cumulative
None

Program-level
Significant and unmitigated

Project-level
Less than significant

Cumulative
Less than significant
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Would the project result in the
exposure of people to current or
future noise levels which exceed
standards established in the land use
compatibility guidelines in the Brown
Field Municipal Airport Land Use
Compatibility Plan?

Less than significant

Program-level

The program-level components would not alter airport operations or expose future on-
site land uses to airport noise levels exceeding 60 A-weighted decibels (dBA) Community
Noise Equivalent Level (CNEL. Program-level direct impacts would be less than
significant.

Project-level

The project-level components would not alter airport operations or expose future
residents to airport noise levels exceeding 60 dBA CNEL. Project-level direct impacts
would be less than significant.

Cumulative
The project would not alter airport operations or associated noise impacts. The project
would have no cumulative impact related to airport noise.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would temporary construction noise
from the proposed neighborhood
developments or permanent noise
generators (including roads) adversely
impact sensitive receptors or sensitive
bird species (e.g., coastal California
gnatcatcher) within the MHPA?

Significant and unavoidable with
Mitigation Framework NOI-4.

Program-level

Construction activities associated with program-level construction would comply with
noise level limits from Noise Abatement and Control Ordinance Section 59.5.0404 and
construction noise impacts would be less than significant. However, permanent noise
sources have the potential to generate noise levels exceeding the applicable noise limits
and program-level operational noise and MHPA direct impacts would be significant.

Project-level

Construction activities associated with project-level construction would comply with
noise level limits from Noise Abatement and Control Ordinance Section 59.5.0404 and
construction noise impacts would be less than significant. However, permanent noise
sources have the potential to generate noise levels exceeding the applicable noise limits
and project-level operational noise and MHPA direct impacts would be significant.

Cumulative

As with the project, cumulative projects would be required to comply with the MSCP and
Biology Guidelines requirements related to limiting noise impacts to sensitive species.
None-the-less, there is potential that noise level limits would be exceeded and there is
potential for cumulative noise impacts to be significant.

Program-level

SP-NOS-1 Exterior Noise Analysis
SP-NOS-2 Interior Noise Analysis
SP-NOS-3 Site-Specific Acoustical/Noise
Analysis

SP-LU-1 Land Use Adjacency Guidelines
SP-BIO-1 Sensitive Plants and Wildlife

Project-level

PR-NOS-1 Interior Noise Analysis

PR-LU-1 Land Use Adjacency Guidelines
PR-BIO-7a Least Bell's Vireo Breeding
Season Avoidance - Construction
PR-BIO-7b Least Bell's Vireo Breeding
Season Avoidance - Restoration
Implementation

PR-BIO-8a Coastal California Gnatcatcher
Breeding Season Avoidance within the
MHPA

PR-BIO-8b Coastal California Gnatcatcher
Breeding Season Avoidance - Restoration
PR-BIO-10 Burrowing Owl Pre-
Construction Surveys

PR-BIO-11 Cactus Wren Habitat
Restoration

PR-BIO-14 Breeding Season
Avoidance/Preconstruction Bird Surveys
PR-BIO-15 Dedication of Mitigation Lands

Cumulative
None

Program-level
Significant and unmitigated

Project-level
Significant and unmitigated

Cumulative
Significant and unmitigated
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5.11 Paleontological Resources

Would the project allow development
to occur that could significantly impact
a unique paleontological resource or a
geologic formation possessing a
moderate to high fossil bearing
potential?

Less than significant with
Mitigation Framework PALEO-1.

Program-level

The Specific Plan area is paleontologically sensitive and construction at the program-
level could disrupt paleontological resources. Program-level direct impacts would be
significant.

Project-level
The Specific Plan area is paleontologically sensitive and construction at the project-level

could disrupt paleontological resources. Project-level direct impacts would be significant.

Cumulative

The project as well as cumulative projects would be required to implement
paleontological monitoring and other standard mitigation requirements. Therefore, the
project’s cumulative impact would be less than significant.

Program-level
SP-PALEO-1 Paleontological Resources

Project-level
PR-PALEO-1 Paleontological Resources

Cumulative
None

Program-level
Less than significant with mitigation

Project-level
Less than significant with mitigation

Cumulative
Less than significant

5.12 Traffic/Circulation

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

Less than significant

Program-level

The Specific Plan policy framework would ensure program-level consistency with the
adopted General Plan (2024), Complete Communities Initiative, and CAP. Program-level
direct impacts would be less than significant.

Project-level

The project-level components would be consistent with the regulations of the adopted
General Plan (2024), Complete Communities Initiative, and CAP. Project-level direct
impacts would be less than significant.

Cumulative

The project as well as cumulative projects would comply with the adopted General Plan
(2024), Complete Communities Initiative, and CAP. Therefore, the project's cumulative
impact would be less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would the project result in VMT
exceeding thresholds identified in the
City's Transportation Study Manual?

Significant and unavoidable level
of service (LOS) capacity impacts
with Mitigation Framework TRF-
1.

Program-level

At the program-level, VMT impacts would be considered significant due to anticipated
VMT/capita and VMT/employee being in excess of 85 percent of the regional mean.
Program-level direct impacts would be significant.

Project-level
At the project-level, VMT per capita would be in excess of 85 percent of the regional
mean. Thus, project-level VMT impacts would be significant.

Cumulative

The project VMT per capita would be in excess of 85 percent of the regional mean.
Consistent with the Complete Communities: Housing Solutions and Mobility Choices
PEIR (City 2020; SCH No. 2019060003) that addressed City-wide VMT impacts, the project
VMT impact would combine with other cumulative projects and would be a cumulatively
considerable contribution to a significant cumulative impact. The project's cumulative
impact would be significant.

Program-level
SP-TRA-1 Vehicle Miles Traveled Reduction
Measures

Project-level
PR-TRA-1 Mobility Zone 4 Active
Transportation In-Lieu Fee

Cumulative

SP-TRA-1 Vehicle Miles Traveled Reduction
Measures

PR-TRA-1 Mobility Zone 4 Active
Transportation In-Lieu Fee

Program-level
Significant and unmitigated

Project-level
Significant and unmitigated

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

Less than significant

Program-level

Future projects would require consistency with the City’s Street Design Manual and
approval by the City Engineer for proposed modifications to these regulations.
Improvements to the adjacent and nearby road system would be implemented if
necessary and program-level direct impacts would be less than significant.

Project-level

The project-level mobility network would be consistent with the Street Design Manual
and any modifications to roadway classifications or deviations from standards would be
approved by the City Engineer. Project-level direct impacts would be less than
significant.

Cumulative

Cumulative projects as well as the proposed project would comply with the Streets
Design Manual that provide for safe roadway designs, and cumulative impacts would be
less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would the project result in inadequate
emergency access?

Less than significant

Program-level

The Specific Plan would provide increased circulation capacity and access to the project
site through connections with existing roadways. Program-level direct impacts would be
less than significant.

Project-level

The project-level roadways would provide new circulation capacity for the OMCP area
and new access to a previously inaccessible area. Changes to circulation on existing
roadways from the construction of these new roadways would be managed through a
Traffic Control Permit and implementation of the infrastructure improvements based on
Local Mobility Analysis recommendations as project design features and permit/map
conditions. Project-level direct impacts would be less than significant.

Cumulative

Cumulative projects as well as the proposed project would be required to implement
appropriate emergency access features in accordance with City requirements.
Therefore, cumulative impacts would be less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

5.13 Public Services

In order to maintain acceptable service
ratios, response times, or other
performance objectives, would the
project promote growth patterns
resulting in the need for the provisions
of new or altered public facilities, the
construction of which could cause
significant physical impacts?

Less than significant

Program-level
Program-level impacts to fire protection, police protection, parks and recreational
facilities, libraries, and school facilities would be less than significant.

Project-level
Project-level impacts to fire protection, police protection, parks and recreational
facilities, libraries, and school facilities would be less than significant.

Cumulative

Cumulative projects as well as the proposed project would generate additional needs for
public services in the OMCP area. As public service facilities necessary to serve the
OMCP area were anticipated to be constructed within the development footprint of the
OMCP and would be subject to independent environmental review at the time design
plans are available, the FEIR concluded the OMCP would not contribute to a significant
cumulative impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant
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5.14 Utilities

Would the project result in the need
for new systems, or require substantial
alterations to existing utilities,
including water, wastewater, reclaimed
water, solid waste disposal, storm
water infrastructure, and
communication systems, the
construction of which would create
physical impacts?

Significant and unavoidable with
Mitigation Framework UTIL-1.

Program-level

Impacts associated with the construction of water, wastewater, storm water, and
communication infrastructure would be less than significant. The impacts associated
with waste generation for the program-level planning areas would be significant since it
cannot be assessed at this stage whether landfills would have sufficient capacity to
handle waste generation associated with the program-level areas.

Project-level

Incorporation of the Waste Management Plan strategies and compliance with all
applicable City ordinances would ensure that solid waste impacts related to collection,
diversion, and disposal of waste generated from C&D, grading, and occupancy phases to
are less than significant. Project-level impacts associated with the construction of water,
wastewater, storm water, and communication infrastructure would be also less than
significant.

Cumulative

The project would produce waste in exceedance of the 60 ton-per-year threshold of
significance for having a cumulative impact on solid waste. The project would
considerably contribute to a significant cumulative impact.

Program-level
SP-UTIL-1 Waste Management Plan

Project-level
None

Cumulative
SP-UTIL-1 Waste Management Plan

Program-level
Significant and unmitigated

Project-level
Less than significant

Cumulative
Significant and unmitigated

5.15 Water Supply

Would the project affect the ability of
the water-serving agencies (the City,
San Diego County Water Authority, and
Otay Water District) to provide water?

Less than significant

Program-level

According to the findings of the Water Supply Assessment and Verification Report, the
City has sufficient water supplies to serve the project and existing and projected water
demands. Program-level direct impacts would be less than significant.

Project-level

As the City has sufficient water supplies to serve the Specific Plan at buildout and the
project-level components implement a portion of the Specific Plan, project-level impacts
would be less than significant.

Cumulative

As required, cumulative projects would include e Water Supply Assessments similar to
the project. A water supply assessment was completed for the project that considers the
cumulative development of the City as well as the water supplies for the next 20 years.
The assessment concluded there would be adequate waters supply for the project.
Considering this cumulative analysis, the project would have a less than significant
cumulative water supply impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would the project allow for the use of
predominantly non-drought resistant
landscaping and excessive water usage
for irrigation and other purposes?

Less than significant

Program-level

Future program-level development would be required to comply with the City's
Landscape Standards as well as Specific Plan policies to ensure water used for
landscaping is not excessive. Program-level direct impacts would be less than significant.

Project-level

Project-level development would be implemented in accordance with the City's
Landscape Standards and proposed Specific Plan policies. As such, water used for
landscaping would not be excessive. Project-level impacts would be less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant
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Cumulative

Cumulative projects as well as the proposed project would be required to comply with
the City's Landscape Standards and Specific Plan policies regarding water use.
Considering this, the project would result in a less than significant cumulative impact.

5.16 Population and Housing

Would the land use modifications
associated with the project induce
substantial population growth in the
area?

Less than significant

Program-level
The project would induce population growth to a lesser degree than planned in the
OMCP and program-level direct impacts would be less than significant.

Project-level

The project-level components would implement the Specific Plan, which would not
induce significant population growth, and project-level impacts would therefore be less
than significant.

Cumulative

The proposed Specific Plan would not result in population growth exceeding that
anticipated in the OMCP,FEIR, and associated projections for population and housing in
the region. The project would not contribute to a significant cumulative impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would the land use modifications
associated with the project not comply
with the City’s Inclusionary Affordable
Housing Ordinance?

Less than significant

Program-level

Future program-level development would be subject to and consistent with the City's
Inclusionary Affordable Housing Regulations. Program-level impacts would be less than
significant.

Project-level

The project-level components propose development consistent with the City's
Inclusionary Affordable Housing Regulations. Project-level impacts would be less than
significant.

Cumulative

Cumulative projects as well as the proposed project would be required to comply with
the City's Inclusionary Affordable Housing Regulations. Therefore, cumulative impacts
would be less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

5.17 Agricultural and Mineral Resources

Would the land use modifications
associated with the project resultin
the conversion of Prime Farmland,
Unique Farmland, or Farmland of
Statewide Importance (Farmland) as
shown on the maps prepared
pursuant to the Farmland Mapping
and Monitoring Program of the
California Resources Agency, to non-
agricultural use?

Less than significant

Program-level

While agriculture is allowed as an interim use, there are no active agricultural areas
within the program-level area and future development would not result in a loss of
significant agricultural lands. Therefore, program-level impacts to Farmland would be
less than significant.

Project-level

While agriculture is allowed as an interim use, there are no active agricultural areas
within the project-level area and future development would not result in a loss of
significant agricultural lands. Therefore, project-level impacts to Farmland would be less
than significant.

Cumulative

While agriculture is allowed as an interim use within the project site and cumulative
project sites, the planned cumulative development would result in a less than significant
farmland impact as identified in the FEIR. Therefore, project cumulative impacts to
Farmland would be less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant
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Would the project result in changes to
the existing environment, which due to
their location or nature, could result in
the conversion of farmland to non-
agricultural use?

Less than significant

Program-level

The program-level areas are proposed for conversion to non-agricultural uses consistent
with the changes anticipated in the FEIR; therefore, program-level direct impacts would
be less than significant.

Project-level

The project-level areas are proposed for conversion to non-agricultural uses consistent
with the changes anticipated in the FEIR; therefore, project-level direct impacts would be
less than significant.

Cumulative

As the OMCP already has identified the conversion of the project area and cumulative
project areas to development, the project would not contribute to a significant
cumulative impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

Would the project result in the loss of
availability or prevention of future
extraction of sand or gravel, and/or
mineral resources as identified in the
Open File Report 96-04, Update of
Mineral Land Classification: Aggregate
Materials in the Western San Diego
County Production - Consumption
Region, 1996, Department of
Conservation, California Department
of Geological Survey?

Less than significant

Program-level

The program-level areas do not contain known, significant mineral resources; therefore,
implementation of program-level components would not result in the loss of mineral
resources and program-level direct impacts would be less than significant.

Project-level

The project-level areas do not contain known, significant mineral resources; therefore,
implementation of project-level components would not result in the loss of mineral
resources and project-level direct impacts would be less than significant.

Cumulative

The project area has no history of mining activities nor would its development have
indirect effects to extraction operations elsewhere in the OMCP area. Therefore, the
project would not contribute to a significant cumulative impact.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

5.18 Greenhouse Gas Emissions

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

Significant and unavoidable with
Mitigation Framework GHG-1
and GHG-2.

Program-level

The Specific Plan would be consistent with the City's CAP and key general Plan Policies
that relate to GHGs. Additionally, future development within the Program-level areas
would be subject to the City's CAP and CAP Consistency Regulations in effect at the time
of development which would ensure GHG emissions associated with future
development is consistent with the CAP. Program-level direct impacts would be less than
significant.

Project-level

Implementation of the project-level components would be within the land use
assumptions used in development of the CAP and would comply with the City's CAP
Consistency Regulations including requirements for tree plantings, pedestrian amenities,
and bicycle charging infrastructure. Therefore, project-level direct impacts would be less
than significant.

Cumulative

The project and cumulative projects would be subject to the CAP and would be required
to comply with the City’s CAP Consistency Regulations. Therefore, cumulative impacts
would be less than significant.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant
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Environmental Issue

OMCP FEIR Impact Conclusion

Results of the SEIR Impact Analysis

SEIR Mitigation

SEIR Impact Level After Mitigation

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

Significant and unavoidable with
Mitigation Framework GHG-1.

Program-level

Required compliance with the City’'s CAP Consistency Regulations would ensure the
consistency of future program-level development with the CAP. Therefore, program-
level impacts related to GHG emissions would be less than significant.

Project-level

Implementation of the applicable project-level components would be consistent with
CAP growth projections and comply with the City's CAP Consistency Regulations.
Therefore, project-level impacts would be less than significant.

Cumulative
The project and cumulative projects would be subject to the mandatory CAP Consistency
Regulations. Therefore, a less than significant cumulative impact would occur.

Program-level
None

Project-level
None

Cumulative
None

Program-level
Less than significant

Project-level
Less than significant

Cumulative
Less than significant

5.19 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
thatis
a) Listed or eligible for listing in the
California Register of Historical
Resources, or in a local register of
historical resources as defined in
Public Resources Code Section
5020.5(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.

Less than significant with
Mitigation Framework HIST-1
and HIST-2.

Program-level

Although no impacts to known TCRs have been identified at the program level, there is
the potential for discovery of a sensitive tribal cultural resource that could be impacted
by project grading activities. Program-level direct impacts would be significant.

Project-level

One known TCR has been identified at the project level and there is a potential for
encountering additional subsurface TCRs during ground disturbance. Project-level direct
impacts would be significant.

Cumulative

The project and cumulative projects have the potential to contribute to the loss of TCRs
in the region. As the project would potentially result in the loss of TCRs that may be
significant at the regional level, the project would potentially result in a cumulatively
significant TCR impact.

Program-level
SP-HIST-1 Archaeological Resources

Project-level

PR-HIST-1 Data Recovery for CA-SDI-22,
936

PR-HIST-2 Construction Monitoring

Cumulative

SP-HIST-1 Archaeological Resources
PR-HIST-1 Data Recovery for CA-SDI-22,
936

PR-HIST-2 Construction Monitoring

Program-level
Significant and unmitigated

Project-level
Significant and unmitigated

Cumulative
Significant and unmitigated
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1.0 Introduction

Chapter 1.0
Introduction

This chapter provides a brief description of the background and scope of the proposed Southwest
Village Specific Plan (Specific Plan) project (project), the purpose and legal authority for this
Subsequent Environmental Impact Report (SEIR), the SEIR scope and process, and an explanation of
how the SEIR is organized.

1.1 Project Background

This SEIR tiers from the certified Final Program Environmental Impact Report (FEIR) prepared for the
Otay Mesa Community Plan (OMCP), Project No. 30330/304032, State Clearinghouse (SCH)

No. 2004051076 certified March 2014, and addresses the potential environmental effects of the
project in relation to the program-level analysis contained in the OMCP FEIR. This SEIR includes an
analysis of proposed changes to the project analyzed in the FEIR and provides a more detailed
project-specific analysis for certain portions of the project area that were only analyzed at the
program level of detail in the FEIR. The OMCP refers to the project area as the Southwest Specific
Plan or Southwest Village and identifies the area as a location for future village development and
resource preservation. The OMCP requires that prior to consideration of any comprehensive
development or rezoning proposals in the Southwest Specific Plan area, a Specific Plan be prepared
to ensure development creates a sustainable and efficient land use pattern consistent with
applicable OMCP policies. The proposed project evaluated within this SEIR includes adoption and
implementation of the proposed Specific Plan, associated discretionary approvals, and project-
related infrastructure components. Impacts are evaluated at a program level for areas that would be
developed in future phases over an extended period of time, and at the project level for
components of the Specific Plan that would be implemented during the initial project phase and in
areas outside the Specific Plan area that are described in detail in Chapter 3.0, Project Description.

1.2  Project Scope

The Specific Plan provides a comprehensive policy framework intended to guide future development
in the Southwest Specific Plan area, consistent with the OMCP and the City of San Diego (City)
General Plan (2024) City of Villages Strategy. The Specific Plan area encompasses approximately 490
acres, which, when developed, would allow up to 5,130 attached and detached residences and
175,000 square feet of commercial and retail uses in a mixed-use Village Core. In addition, the
Specific Plan would provide public facilities, including the dedication of a new elementary school site,
and approximately 31.5 acres of developed parks. Five miles of trails, and approximately 185 acres
of open space, including 60 acres of conserved open space, would also be provided. Access to the
Specific Plan area would be from Otay Mesa via an extension of Caliente Avenue and from San
Ysidro via an extension of Beyer Boulevard.
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The Specific Plan identifies a range of allowable residential densities for each planning area (PA) to
allow for flexibility in future planning and design. The following land use designations are proposed:

e Medium-Low Density Residential allowing 8 to 22 dwelling units per acre (du/ac)
e Medium Density Residential allowing 15 to 29 du/ac
e Medium-High Density Residential allowing 20 to 44 du/ac

e Residential Mixed-Use allowing up to 175,000 square feet of commercial and retail uses at a
maximum floor area ratio (FAR) of 3.0 and multi-family attached residential units at a density
range of 30 to 62 du/ac

The Specific Plan provides detailed text and exhibits describing the range of land uses (residential,
retail, commercial, office, mixed use, parks, and open space), public realm, mobility network, and
infrastructure that will occur in the Specific Plan area. It provides policies and regulations to ensure
that the buildout of Southwest Village occurs in a manner consistent with City policies and
regulations.

1.2.1 Program-Level Components

Approval of the Specific Plan would not approve any physical development (e.g., construction of
housing or infrastructure). However, the SEIR assumes that such actions are reasonably foreseeable
future outcomes of the project. The program-level components addressed in this SEIR are shown in
Figure 3-3, Program-level Planning Areas, and include buildout of PAs 1 through 7, 15 through 22, 24
through 27, and associated infrastructure components. While the development of PAs 7 and 15
through 20 are addressed at the program level, rough grading of these areas, along with a portion of
the Caliente Avenue alignment, is evaluated as part of the project-level grading.

1.2.2 Project-Level Components

The components of the Specific Plan evaluated at the project level include construction and
operation of PA 8 through PA 14 comprising the Vesting Tentative Map (VTM), construction of an
extension of Beyer Boulevard connecting the Specific Plan area to San Ysidro, rough grading within
PAs 7 and 15 through 20 to allow for a balanced grading operation, in addition to other water,
sewer, and transportation infrastructure improvements. Project-level elements are shown in Figure
3-14, Project-level Components, and Figure 3-15, Project-level Planning Areas.

1.2.3 Discretionary Actions

Implementation of the Specific Plan would require the following City discretionary actions (see
Section 3.8, Federal, State, and Other Agency Actions, for anticipated discretionary actions by
others):

1. Certification of the Southwest Village SEIR and adoption of California Environmental Quality
Act (CEQA) Findings, Mitigation Monitoring and Reporting Program, and Statement of
Overriding Considerations,
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10.

11.

12.

13.

14.

15.

Adoption of an Ordinance approving the Specific Plan,
Adoption of a Rezone Ordinance to implement Specific Plan land uses,
Adoption of an Ordinance approving Development Agreement,

Adoption of a General Plan (2024) and OMCP Amendment to modify the Neighborhood
Village designation to reflect the proposed density range and show the locations of parks
and schools and circulation system roadways, including amendments to Beyer Boulevard
and Caliente Avenue,

Approval of a Multi-Habitat Planning Area (MHPA) Boundary Line Adjustment (BLA),
Adoption of a Vernal Pool Habitat Conservation Plan (VPHCP) Major Amendment (MA),

Approval of a Planned Development Permit to implement requested deviations from San
Diego Municipal Code regulations in the Specific Plan related to additional or modified
development regulations such has building height, FAR, building setbacks, wall and fence
setbacks, frontages, and parking and to the City of San Diego Street Design Manual related
to parking and street cross section for Central Avenue,

Approval of the VTM No. 2188969,

Approval of a Site Development Permit to implement requested deviations from the
Environmentally Sensitive Lands (ESL) Regulations and Historical Resources Regulations,

Approval of the Road Improvement Ordinance (City of San Diego Charter Section 55)
allowing the construction of Beyer Boulevard West through and across City fee-owned
parkland at Planned Beyer Park (Assessor’s Parcel Number [APN] 638-070-7100)

Approval of resolution authorizing the execution of an agreement establishing a non-wasting
endowment fund for the maintenance of conserved land and establishing a permanent
endowment fund for long-term management of conserved land.

Approval of an Agreement to Acquire Real Property Interests or Approval of a Resolution of
Necessity to Initiate Eminent Domain Proceedings and Acquire Real Property Interests of
conservation easements held by the California Department of Fish and Wildlife (CDFW) on: 1)
parcel owned by the City of San Diego (City Parcel, APN 645-061-0200, Otay Mesa B); and 2)
parcel owned by National Enterprises, Inc. (National Enterprises Parcel, APN 645-061-1000,
Otay Mesa A).

Approval of an Agreement to Acquire Real Property Interests or Approval of a Resolution of
Necessity to Initiate Eminent Domain Proceedings and Acquire Real Property Interests of
property owned by the County of San Diego (County Parcel, APN 638-070-7400; Furby North
Preserve).

Approval of an Agreement to Acquire Real Property Interests or Approval of a Resolution of
Necessity to Initiate Eminent Domain Proceedings and Acquire Real Property Interests of
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property owned by National Enterprises, Inc. (National Enterprises Parcel, APN 645-061-
1000, Otay Mesa A).

1.3  SEIR Purpose and Legal Authority
1.3.1 Intended Uses

This SEIR provides public agencies and the public with detailed information about the effect the
proposed project would have on the environment, lists ways in which the significant effects of such a
project can be minimized, and identifies alternatives to the project that were not fully addressed in
the FEIR. This SEIR is an informational document for use by the City, decision-makers, public
agencies, and the general public about the potential significant adverse environmental impacts of
the project. This document complies with all criteria, standards, and procedures of CEQA (California
Public Resources Code Section 21000 et seq.) and State CEQA Guidelines (California Code of
Regulations Title 14 Section 15000 et seq.), the City’'s Environmental Impact Report (EIR) Guidelines
(2005), the City's 2011 CEQA Significance Determination Thresholds, the City's 2022 Transportation
Study Manual, and updated City's 2022 CEQA Significance Determination Thresholds. This document
has been prepared as a program- and project-level SEIR, and it represents the independent
judgment of the City as Lead Agency (State CEQA Guidelines Section 15050).

1.3.2 Lead Agency

The City 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.
As the Lead Agency, the City of San Diego Development Services Department (DSD), Environmental
Analysis Section, identified that an SEIR would be necessary under CEQA Guidelines Section 15168(d)
to inform decision-makers and the public of the potential significant environmental impacts of the
project that were not identified and fully analyzed in the FEIR. The analysis and findings in this
document reflect the independent, impartial conclusions of the City.

1.3.3 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 that 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.

U.S. Fish and Wildlife Service (USFWS): Acting under the federal Endangered Species Act, the USFWS
is responsible for ensuring that any action authorized, funded, or carried out by a federal agency
(such as the U.S. Army Corps of Engineers) is not likely to jeopardize the continued existence of
listed species or modify their critical habitat. Accordingly, the USFWS would provide input to the U.S.
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Army Corps of Engineers as part of the Section 404 process. Within areas covered by San Diego's
Multiple Species Conservation Program (MSCP) Subarea Plan (City 1997), 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
in accordance with the requirements of the MSCP Implementing Agreement, executed between the
City, the USFWS, and the CDFW in 1997. For projects that are consistent with San Diego’s MSCP, the
City, therefore, has authority to grant permits for take of covered species and a separate permit is
not required from the wildlife agencies (USFWS and CDFW). For listed species not included on the
MSCP covered species list, the wildlife agencies retain permit authority. In addition, the USFWS,
along with the CDFW, must approve the MHPA BLAs associated with each project.

A MA to the VPHCP (City 2019) pursuant to Section 10 of the Federal Endangered Species Act is
anticipated to allow Beyer Boulevard through 100% conserved lands. Additionally, a Habitat
Conservation Plan pursuant to Section 10 of the Endangered Species Act is required due to impacts
to federally listed Quino checkerspot butterfly (Euphydryas editha quino) and western spadefoot
(Spea hammond/i) associated with the project-level development areas. Future Section 10 permits
could be required associated with future development areas within the Specific Plan area.

CDFW and the Wildlife Conservation Board: 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 State 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. Along with the USFWS, the CDFW
must approve of any MHPA BLAs. Additionally, as part of implementation of Phase 1 components of
the Specific Plan, Beyer Boulevard would traverse and bisect a number of conserved parcels,
including parcels with conservation easements held by the CDFW. Easement modifications and
replacement easements would need to be approved by the State Wildlife Conservation Board in
order to allow the road. Also, a CDFW Section 2081 Incidental Take Permit would be required due to
impacts to Crotch’s bumble bee (Bombus crotchii) associated with project-level development areas.
Future Section 2081 permits could be required associated with future development.

California Department of Transportation (Caltrans): Widening the westbound State Route 905 on-
ramp at Caliente Avenue is required to ensure adequate roadway operations with implementation
of Phase 1 of the project (project-level component). This improvement involves adding a lane within
the existing Caltrans right-of-way which would require Caltrans permits. If future transportation
improvements are proposed to Caltrans facilities or within Caltrans right-of-way, additional permits
may be required associated with future implementing subdivision maps.

Regional Water Quality Control Board (RWQCB): Impacts to jurisdictional waters and wetlands would
require permits from the RWQCB for implementation of the project-level components. Additional
permits would likely be required from the RWQCB for program-level development areas. The
applicable Owner/Permittee shall obtain all necessary permits from the RWQCB.
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1.4  SEIR Scope
1.4.1 Type of EIR

This EIR has been prepared as a “Subsequent” EIR, as defined in Section 15162 of the CEQA
Guidelines. This SEIR tiers from the FEIR consistent with Section 15168 of the CEQA Guidelines. This
SEIR considers the issues discussed in the first-tier document and evaluates whether a significant
effect has been adequately addressed or if there is an effect that was not addressed in the previous
report. Since this project considers both a project-specific development proposal in addition to the
evaluation of a planning document (i.e., the Specific Plan), the analysis is presented accordingly. The
components that would be implemented in future development phases of the Specific Plan are
evaluated at the program level while the currently proposed project-specific development is
evaluated at the project level. More specifically, the project-level analysis areas include Phase 1 (PA 8
to 14 grading and construction), Phase 2 (PA 15 to 20 grading), and Phase 4a (PA 7 grading). The
analysis in this SEIR is provided consistent with Section 15168 of the State CEQA Guidelines with the
proposed project being examined in light of the prior program-level analysis and findings of the
FEIR.

1.4.2 Scope of SEIR

The scope of analysis for this SEIR was determined by the City as a result of initial project review and
consideration of comments received in response to the Notice of Preparation (NOP) distributed on
February 26, 2020. The City's NOP and associated responses are included in Appendix A of this SEIR.

This SEIR serves as a subsequent EIR to the previously certified FEIR, as referenced above. All
environmental issues analyzed in the FEIR were considered during initial review of the project. After
review of the FEIR and the proposed project materials, it was determined that all issue areas
analyzed in the FEIR (1) lack a site-specific impact analysis for project impacts or (2) result in new
impacts that may be potentially significant and require subsequent analysis and/or new or
additional mitigation measures or alternatives that were not identified and analyzed in the FEIR.
These include:

e Land Use

e Visual Effects and Neighborhood Character

e Air Quality/Odor

e Biological Resources

e Historical Resources

e Human Health/Public Safety/Hazardous Materials

e Hydrology/Water Quality

e Geology/Soils

e Energy Conservation
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e Noise

e Paleontological Resources

e Traffic/Circulation

e Public Services

e Utilities

e Water Supply

e Population and Housing

e Agricultural and Mineral Resources
e Greenhouse Gas Emissions

e Tribal Cultural Resources

These issues are discussed in detail in Chapter 5.0, £nvironmental Analysis, of this SEIR. This SEIR
provides project-specific environmental review pursuant to CEQA, the City’'s 2011 Significance
Determination Thresholds, and the City's 2022 Significance Determination Thresholds for
greenhouse gas and transportation. The analysis identifies environmental effects specific to the
project and appropriate mitigation, when warranted.

The analysis in this SEIR evaluates the adequacy of the FEIR relative to the approval of the project.
The FEIR indicates that significant impacts for the project site would be substantially lessened or
avoided if the mitigation measures recommended in the FEIR are implemented by future
development for various environmental issues, as identified in Table 1-1, /mpact Assessment
Summary Comparison, below. A comparison of the project to the FEIR is provided below in Table 1-1
for all issues. The project would implement applicable mitigation measures presented in the FEIR
Mitigation Framework as part of the project-level analysis, and would carry forth the FEIR Mitigation
Framework for the program-level components that would require subsequent review for
consistency with this SEIR.
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Impact Assessment Summary Comparison

Table 1-1

Environmental Issue FEIR Analysis SEIR Analysis Conclusion New or Substantially
Conclusion Program- | Project- Cumulative Increased Impact?
level level
Land Use
1. Land Use Plan Conflicts LS SU SU SU Yes
2. Land Use Compatibility - SM LS LS LS No
Collocation of Residential and
Industrial
3. Regulation Consistency LS LS LS LS No
4. Environmental Plan Consistency SM SM SM LS No
Visual Effects and Neighborhood Character
1. Public Views LS LS LS LS No
2. Compatibility LS LS LS LS No
3. Landform Alteration LS LS LS LS No
4. Unique Physical Features LS LS LS LS No
Air Quality/Odor
1. Plan Consistency LS LS LS LS No
2. Criteria Pollutants SU SuU LS SU No
3. Sensitive Receptors SU SuU LS LS No
4. Odors LS LS LS LS No
Biological Resources
1. Sensitive Plants and Animals SM SM SM LS No
2. Migratory Wildlife SM LS LS LS No
3. Sensitive Habitat and Invasive SM SM SM LS No
Plants
4. MSCP SM SM SM LS No
5. Wetland Impacts SM SM SM LS No
6. Noise Generation SM SM SM LS No
Historical Resources
1. Prehistoric or Historic Resources SM SuU SuU SuU Yes
2. Religious or Sacred Uses SM SU SU SU Yes
3. Human Remains SM SM SM LS No
Human Health/Public Safety/Hazardous Materials
1. Health and Safety Hazards SuU SU LS LS No
2. Hazardous Substances LS LS LS LS No
3. Hazardous Sites SM SM SM LS No
Hydrology/Water Quality
1. Runoff SM SM LS LS No
2. Natural Drainage System SM SM LS LS No
3. Flow Alteration SM SM LS LS No
4. Water Quality SM SM LS LS No
Geology/Soils
1. Geologic Hazards SM SM LS LS No
2. Erosion SM SM LS LS No
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Environmental Issue FEIR Analysis SEIR Analysis Conclusion New or Substantially
Conclusion Program- | Project- Cumulative Increased Impact?
level level

Energy Conservation

1. Energy LS | s | s ] LS No

Noise

1. Traffic Generated Noise SuU SuU SuU SuU No

2. Stationary Source Noise SuU SU LS LS No
(Collocation)

3. Airport Noise LS LS LS LS No

4. Noise Effects for Sensitive SuU SuU SuU SuU No
Receptors and Species

Paleontological Resources

1. Paleontological Resources SM SM SM LS No

Traffic/Circulation

1. Circulation Plan Conflicts LS LS LS LS No

2. VMT SU SU SU SU No

3. Traffic Hazards LS LS LS LS No

4. Emergency Access LS LS LS LS No

Public Services

1. Public Services | LS | s | s ] LS | No

Utilities

1. Utilities | su | su | s | su | No

Water Supply

1. Water Supply LS LS LS LS No

2. Landscape Plans LS LS LS LS No

Population and Housing

1. Population Growth LS LS LS LS No

2. Affordable Housing LS LS LS LS No

Agriculture and Mineral Resources

1. Agricultural Resources LS LS LS LS No

2. City and Regional Consequences LS LS LS LS No
of Agricultural Land Conversion

3. Mineral Resources LS LS LS LS No

Greenhouse Gas Emissions

1. Cumulative Greenhouse Gas SU LS LS LS No
Emissions

2. Consistency with Adopted Plans, SuU LS LS LS No
Policies, and Regulations

Tribal Cultural Resources

1. Tribal Cultural Resources | - | SU | SU | SU | Yes

NI = No Impact, LTS = Less than Significant; LTSM = Less than Significant with Mitigation; SU = Significant and
Unmitigated; n/a=not applicable
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1.4.3 SEIR Content and Format

1.4.3.1 SEIR Analysis Content

This SEIR determines whether the implementation of the project would have a significant effect on
the environment not previously analyzed by the FEIR through analysis of the issues identified during
the scoping process. Pursuant to CEQA Guidelines Section 15126, all phases of the project are
considered in this SEIR 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 the implementation of the project
compared to existing ground conditions, and focuses on those effects that were not examined in a
sufficient level of detail in the FEIR.

1.4.3.2 SEIR Format

a. Organization
A brief overview of the various chapters of this SEIR is provided below:

Chapter 1.0 Introduction. Contains an overview of the purpose and intended uses of the SEIR;
identifies the Lead, Responsible, and Trustee Agencies; summarizes the SEIR scope and content; and
details the CEQA environmental review process.

Chapter 2.0 Environmental Setting. Provides a description of the project's regional context, location,
and existing physical characteristics and land use. Available public infrastructure and services, as
well as relationship to relevant plans, are also provided in this chapter.

Chapter 3.0 Project Description. Provides a detailed discussion of the project, including background,
objectives, key features, off-site components, and environmental design considerations. A
description of the discretionary actions required to implement the project is also included.

Chapter 4.0 History of Project Changes. Provides an outline of the project’s history and any changes
in project design that have been made in response to environmental concerns raised during the
City's review of the project.

Chapter 5.0 Environmental Analysis. Provides a detailed evaluation of potential environmental
impacts of the project. Consistent with the organization of the FEIR, Chapter 5.0 begins with the
issue of land use, followed by the remaining issues included in order of significance. Under each
issue area, this chapter includes a description of the existing conditions relevant to each
environmental topic including the regulatory framework; identification of issue statements
consistent with the issue statements in the FEIR, except where noted; presentation of threshold(s) of
significance based on the applicable thresholds of significance by issue area; an assessment of any
impacts associated with the implementation of the program- and project-level components, which
are independently analyzed but collectively referred to as “the project”; a conclusion as to the
significance of any project impacts; and recommendations for mitigation measures and mitigation
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monitoring and reporting, as appropriate, for each significant issue area. Where mitigation
measures are required, a statement regarding the significance of the impact after mitigation is
additionally provided.

Chapter 6.0 Significant Unavoidable Environmental Effects/Irreversible Changes. Discusses the
significant unmitigated impacts 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 the development of the project and addresses the use of
nonrenewable resources during its construction and operational life.

Chapter 7.0 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 8.0 Cumulative Impacts. Identifies the impacts of the project in combination with other
planned and future development in the region.

Chapter 9.0 Project Alternatives. Provides a description of alternatives to the project to reduce the
project's potential impacts, particularly impacts related to biological and historical resources. This
section includes a discussion of Alternatives Considered but Rejected, the No Project Alternative,
and the Reduced Project Alternative.

Chapter 10.0 Mitigation Monitoring and Reporting Program. Documents all the mitigation
framework and mitigation measures identified in this SEIR that are required to be implemented as
part of the project.

Chapter 11.0 References Cited. Lists all of the reference materials cited in the SEIR.

Chapter 12.0 Preparers and Individuals Consulted. Identifies all of the preparers, individuals and
agencies consulted during the preparation of the SEIR.

b. Technical Appendices

Technical appendices, used as a basis for much of the environmental analysis in the SEIR, have been
summarized in the SEIR and are printed under separate cover as part of the SEIR. The technical
appendices are available for review with the Draft SEIR, as noted in Section 1.5.1 below.

c. Incorporation by Reference

As permitted by CEQA Guidelines Section 15168(d)(2), this SEIR incorporates by reference the
following Programmatic Environmental Impact Reports (PEIRs):

e The Final PEIR for the Otay Mesa Community Plan Update (Project No. 30330/304032; SCH
No. 2004651076, February 2014)

e The Final Blueprint SD Initiative, Hillcrest Focused Plan Amendment, and University
Community Plan Update PEIR (SCH No. 2021070359, July 2024)
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1.0 Introduction

e The Final PEIR for Complete Communities: Housing Solutions and Mobility Choices (SCH No.
2019060003, May 2020).

As permitted by CEQA Guidelines Section 15150, this SEIR also references several technical studies
and reports, including:

e The 2024 City of San Diego General Plan (City 2024)

e The Otay Mesa Community Plan (City 2014)

e The Vernal Pool Habitat Conservation Plan (City 2019)

e The Complete Communities: Housing Solutions and Mobility Choices Program (City 2020)

Information from these documents has been briefly summarized in this SEIR as part of the
regulatory settings in Chapter 5.0, Environmental Analysis, and their relationship to this SEIR is
described. These documents are included in Chapter 11.0, References Cited, and are hereby
incorporated by reference. They are publicly available for review online (see SEIR Chapter 11,
References Cited, for the website addresses).

1.5 SEIR Process

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

1.5.1 Draft SEIR

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

The Draft SEIR 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 or mitigated” (Section 15204, CEQA Guidelines).

This Draft SEIR, the FEIR, the proposed Specific Plan, and all related technical studies are available
for review during the public review period at the offices of the City of San Diego, DSD, Entitlements
Division, located at 1222 First Avenue, Fifth Floor, San Diego, California 92101. Copies of the Draft
SEIR are also available at the following public locations:

Southwest Village Specific Plan Subsequent EIR
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1.0 Introduction

Central Library San Ysidro Library
330 Park Boulevard 4235 Beyer Boulevard
San Diego, CA 92101 San Diego, CA 92173

The Draft SEIR can be downloaded from the City's website at: https://www.sandiego.gov/ceqga/draft.

1.5.2 Final SEIR

Following public review of the Draft SEIR, the City will provide written responses to comments per
CEQA Guidelines Section 15088 and will consider all comments in making its decision to certify the
Final SEIR. Responses to the comments received during public review, a Mitigation Monitoring and
Reporting Program, and Findings of Fact will be included with the Final SEIR. If no new significant
and unmitigated impacts are identified for the project, then the City may re-adopt the Statement of
Overriding Considerations adopted in conjunction with the FEIR and the 2020 Complete
Communities: Mobility Choices Final PEIR, in conjunction with approval of the VTM.

The SEIR must be reviewed and a decision regarding if it is recommended by the City's Planning
Commission must be completed before continuing to the Land Use and Housing Committee for a
recommendation on the approval/denial. The culmination of this process is a public hearing where
the City Council will determine whether to certify the Final SEIR as being complete and in accordance
with CEQA. The Final SEIR will be available for public review on the City's webpage and distributed
consistent with CEQA prior to the first City Council public hearing or discretionary action on the
project.
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2.0 Environmental Setting

Chapter 2.0
Environmental Setting

This chapter describes substantive changes to the environmental setting, including the physical
characteristics of the project area and the overall planning context, since preparation of the Otay
Mesa Community Plan (OMCP) Final Environmental Impact Report (FEIR). Specific regulatory updates
that have occurred since preparation of the FEIR are described in each of the relevant issue areas
within Chapter 5.0, Environmental Analysis, of this Subsequent Environmental Impact Report (SEIR).

2.1  Regional Location

The project area consists of the proposed Southwest Village Specific Plan (Specific Plan) and
associated improvements located outside of the Specific Plan area. The project components are
located within the OMCP area in the southeastern portion of the City of San Diego (City), County of
San Diego (County) (Figure 2-1, Regional Location). The OMCP area encompasses approximately
9,302 acres bounded by the Otay River Valley and the City of Chula Vista to the north; an
unincorporated area of the County to the east; the U.S. International Border and City of Tijuana,
Mexico, to the south; and Interstate 805 to the west. Since the completion of the FEIR, growth has
continued to occur in the OMCP and the binational region surrounding the project area. For
example, since 2014, several major infrastructure improvements and developments were completed
in the vicinity of the project area, including the Otay Mesa Conveyance and Disinfection System
Project, which constructed a potable water pipeline to convey desalinated sea water produced in
Mexico into the Otay Water District, the Otay Crossings Commerce Park, and the Otay Mesa Vernal
Pool and Upland Habitat Restoration Project.

2.2  Project Location

The project is located in the southwest portion of the OMCP area, mostly east of the San Ysidro
community and just north of the U.S./Mexico border (Figure 2-2, USGS Topography). The project
area is just south of State Route 905 (SR-905) and is accessed from the southern terminus of
Caliente Avenue, south of Airway Road. As noted in the FEIR, residential development and San Ysidro
High School are located along Airway Road to the north of the project area, and mostly undeveloped
areas occur to the south, west, and east.

The OMCP and FEIR refer to the proposed Specific Plan area interchangeably as the Southwest
Village and the Southwest Specific Plan area. The Southwest Specific Plan area analyzed in the FEIR is
not identified by acreage, but neither the boundaries of the OMCP nor the boundaries of the
Southwest Specific Plan area have been amended since their adoption in 2014. As envisioned in the
OMCP and FEIR, a portion of proposed Beyer Boulevard West extends west beyond the OMCP
boundaries into the San Ysidro Community Plan area.

The proposed Specific Plan area acreage is approximately 490 acres while the entirety of the project
area evaluated in this SEIR consists of two areas totaling 531.8 acres. Approximately 365.7 acres of
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the project area are evaluated at the program level while approximately 166.1 acres are evaluated at
the project level (including 121.8 acres within the Specific Plan area and an additional 44.3 acres
located outside the Specific Plan area; see Figure 2-3, Aerial Photograph).

2.3  Existing Physical Characteristics

The physical characteristics of the project area have not changed substantially since the FEIR was
prepared. No major utility improvements or other land disturbing activities have occurred within the
project area since the FEIR was prepared. The project area remains a flat mesa broken by irregular
bluffs and canyons, along with smaller finger canyons that drain north into the Otay River Valley and
south to the Tijuana River. Ground surfaces over the mesa top remain smooth and essentially
featureless due to previous historic agricultural cultivation and off-road vehicle disturbance.
Remnant vernal pool resources and/or ponding basins are still present within portions of the project
area. Steep hillsides also remain on the west side of the Specific Plan area (i.e., slopes in excess of 25
percent gradient, as defined in the Hillside Guidelines of the Environmentally Sensitive Lands
Regulations contained in Chapter 14, Article 3, Division 1 of the Land Development Code). Some
residential and other buildings in the central portion of the Specific Plan area remain abandoned.
Unofficial recreational uses, such as vehicle off-roading and undesignated mountain biking, continue
to occur in the project area. Some habitat restoration areas have been established in the central
portions of the project area.

Certain areas near the project area that were previously vacant have developed since preparation of
the FEIR, including a multi-family residential development and internal roadways just north of the
Specific Plan area, east of Caliente Avenue (i.e., Vista del Sur), and north of SR-905, east of Caliente
Avenue (i.e., Agua Luna). A park and ride surface parking lot has also been constructed near the
southwest corner of Caliente Avenue and Otay Mesa Road.

2.4  Planning Context

Most of the applicable planning documents described in the FEIR have not changed. The OMCP
remains the applicable land use plan for the project area. The project site remains undeveloped and
the “Neighborhood Village,” “Open Space,” “Parks,” and “Institutional” land use designations within
the Southwest Specific Plan area identified in the FEIR and OMCP remain (Figure 2-4, Otay Mesa
Community Plan Southwest District Land Uses).

As shown in Figure 2-4, the OMCP designates the Specific Plan area land use densities for 15 to 25
dwelling units per acre within the Neighborhood Village land use. Neighborhood Village land uses
are anticipated to include housing in a mixed-use setting and convenience shopping, civic uses as an
important component, and services serving an approximate three-mile radius. The OMCP identifies
anticipated residential buildout for the Southwest Specific Plan area to be 1,400 single-family units
and 4,480 multi-family units for a total of 5,880 units supporting an anticipated buildout population
of 21,028 people. Future roadway connections via Caliente Avenue and Beyer Boulevard are also
identified in the OMCP (see Figure 2-4).
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The discussion below focuses on new plans and substantive changes to applicable planning and
policy documents since the FEIR was completed.

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

The City's General Plan sets forth a comprehensive long-term plan for development within the City.
The General Plan incorporates a City of Villages strategy, which redirects development to areas with
available urban amenities and includes the following 11 elements: Land Use and Community
Planning; Mobility; Urban Design; Economic Prosperity; Public Facilities, Services, and Safety;
Recreation; Conservation; Noise; Environmental Justice, Historic Preservation; and Housing. Since
preparation of the FEIR, the City adopted several updated General Plan elements, including the:
Conservation Element (2012), Mobility Element (2015), Noise Element (2015), 2021-2029 Housing
Element (2021), Recreation Element (2021), Public Facilities, Services, and Safety Element (2022),
Economic Prosperity Element (2015); and adopted the Environmental Justice Element (2024). As part
of the 2021 Recreation Element update, the City adopted the “Parks Master Plan, Parks for All of Us.”
The Parks Master Plan provides policies, actions, and partnerships for planning parks, recreation
facilities, and programs that reflect the City's General Plan vision.

Finally, a comprehensive update to the General Plan occurred in July 2024 to align with the City's
adopted Climate Action Plan (CAP) as well as the new goals, policies, and discussion that support the
City's objectives for climate action, fair housing, and equity. While none of the General Plan
amendments included location-specific land use designation or zoning changes, the 2021-2029
Housing Element lists vacant sites within the Southwest Village as part of its Housing Sites Inventory
(City 2024). The General Plan (2024) and 2021-2029 Housing Element are the most current City-wide
planning documents relevant to the project analyzed in this SEIR.

The General Plan is implemented at the community level through Community Plans. The OMCP
includes policies and goals to guide the development of a Village Center within the project area. The
OMCP identifies the Southwest Specific Plan area as a planned Neighborhood Village. The General
Plan defines a “village” as the mixed-use heart of a community where residential, commercial,
employment, and civic uses are all present and integrated. Each village would be unique to the
community in which it is located. All villages will be pedestrian-friendly and characterized by inviting,
accessible, and attractive streets and public spaces. These spaces would vary from village to village
and may consist of public parks or plazas, community meeting spaces, outdoor gathering spaces,
passive or active open space areas that contain desirable landscape and streetscape design
amenities, or outdoor dining and market activities. Individual villages would offer a variety of
housing types and rents/prices.

The OMCP has been amended since adoption in 2014; including corrections to address
inconsistencies between the land use and zoning map in 2015 and adoption of the Otay Mesa
Central Village Specific Plan in 2017. The land use and zoning corrections involved updating the City's
Zoning Ordinance to provide consistency between the Zoning Ordinance and the adopted planning
document. Adoption of the Otay Mesa Central Village Specific Plan involved an area located a few
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miles east of the project area and did not change any of the planning or development requirements
for the project area.

2.4.2 Conservation Planning

2.4.2.1 City of San Diego Multiple Species Conservation Subarea Plan

The Multiple Species Conservation Program (MSCP) is a comprehensive, long-term habitat
conservation planning program that is designed 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 (MHPA). The project site is included in the City's MSCP Subarea Plan
(City 1997). The MHPA within the Specific Plan area includes the termini of three canyon areas
totaling 9.7 acres. MHPA lands also surround the Specific Plan to the north, west, south, and east
(Figure 2-5, MHPA and VPHCP Conservation Areas). Since preparation of the FEIR, the City approved
the Vernal Pool Habitat Conservation Plan (VPHCP), which expanded the MHPA established in the
City's MSCP Subarea Plan to conserve additional lands with vernal pools that are occupied with
vernal pool covered species. Discussion of the VPHCP is below.

2.4.2.2 Vernal Pool Habitat Conservation Plan

The VPHCP was approved by the City Council in January 2018 and provides a regulatory framework
to protect, enhance, and restore vernal pool resources in specific areas within the City's jurisdiction,
while improving and streamlining the environmental permitting process for impacts to seven
threatened and endangered species not covered under the City's MSCP Subarea Plan, including five
plant and two crustacean species (City 2019). The VPHCP preserve area expands on the City’s
existing MHPA by identifying hardline VPHCP preserve areas, referred to as VPHCP/MHPA, in
addition to “100 % conserved lands.” A total of 45.93 acres are identified as existing VPHCP/MHPA
and a total of 11.72 acres are identified as 100% conserved lands within the project area (see Figure
2-5).

2.4.3 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. The SANDAG 2021 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
SANDAG 2021 Regional Plan (Regional Plan; SANDAG 2021). The SANDAG 2021 Regional Plan
identifies the Specific Plan area as the location for a future mobility hub, with connections to
regional arterials, the regional bike network, managed lanes, and transit leap improvements.
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244 Complete Communities: Housing Solutions and
Mobility Choices Program

The Complete Communities Programs, as adopted by the City Council in 2020 as amendments to the
San Diego Municipal Code (SDMC), provide incentives to increase housing production and improve
the mobility network around existing transit and development. The Complete Communities
Programs remove regulatory barriers to producing housing; invest in walking, biking, and transit
infrastructure; and invest in neighborhood and mobility amenities, such as street trees, bicycle
facilities, and promenades. The Complete Communities Housing Solutions Program does not apply
to the project as the project does not qualify; however, the project would be consistent with the
Mobility Choices Program and the associated Mobility Choices Regulations as detailed in Section
5.12, Traffic/Circulation. The Specific Plan includes a land use plan to promote housing, walking,
biking, and transit centered around a Village Core in Planning Area (PA) 24 through PA 27 to provide
access to a variety of recreational amenities, including a connective pedestrian and bicycle network,
a multi-use neighborhood park, and natural open space trail areas (see Figure 3-1, Specific Plan Land
Use Plan).

2.4.4 Transportation Study Manual

The City's Transportation Study Manual (TSM) was most recently updated in September 2022 and
requires that all projects complete a Local Mobility Analysis (LMA) unless they meet the following trip
generation screening criteria:

e Land uses consistent with the Community Plan/Zoning Designation: Generate less than
1,000 daily unadjusted driveway vehicle trips,

e Land uses inconsistent with the Community Plan/Zoning Designation: Generate less than
500 daily unadjusted driveway vehicle trips, or

e Projects in the Downtown Community Planning Area that generate less than 2,400 daily
unadjusted trips.

The LMA is intended to identify the transportation effects of proposed development projects and to
determine whether the project triggers the need for any improvements to the adjacent and nearby
road system to achieve acceptable mobility for vehicles, bicyclists, pedestrians, and transit. The TSM
provides guidance for the vehicle miles traveled (VMT) Significance Determination Thresholds,
screening criteria, and methodology for conducting the VMT analysis, while the LMA is required to
identify any off-site infrastructure improvements in the project vicinity that may be triggered with
the development of the project. The LMA also analyzes site access and circulation and evaluates the
local multi-modal network available to serve the project. Consistent with the TSM, an LMA and a VMT
analysis were completed for the project since it did not meet the screening criteria. Refer to SEIR
Section 5.12, Traffic/Circulation, for further details.
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2.4.5 Climate Action Plan

The 2022 CAP establishes a community-wide goal of net zero by 2035, committing San Diego to an
accelerated trajectory for greenhouse gas (GHG) reductions. The CAP outlines federal, regional, and
local actions to reduce GHG emissions. The 2022 CAP builds upon and updates the 2015 CAP, which
included a municipal operations and community-wide GHG emissions baseline calculation from
2010 and sets a target to achieve a 15 percent reduction from the baseline by 2020. The 2022 CAP
considers the updates in federal, state, and local regulations regarding GHG emission reductions.
California’s Assembly Bill (AB) 32 (2006) and Senate Bill (SB) 32 (2016) legislation set a state GHG
reduction goal of returning to 1990 emissions levels by 2020, and reducing a further 40 percent
below 1990 levels by 2030. It requires the California Air Resources Board to develop a Scoping Plan
that lays out California’s strategy for meeting the goals. The 2022 Scoping Plan for Achieving Carbon
Neutrality (2022 Scoping Plan) lays out a path to achieve targets for carbon neutrality and reduce
anthropogenic GHG emissions by 85 percent below 1990 levels no later than 2045, as directed by AB
1279. The goals in the CAP are consistent with the requirements of SB 32, exceeding the necessary
GHG reduction targets. The State has committed to carbon neutrality by 2045 through carbon sinks,
carbon capture, or carbon storage. Project components would be consistent with these stated goals
through the development of a mobility hub within the Village Core, the preservation of open space,
and other features such as all-electric construction for the project-level components.

On March 25, 2020, the San Diego City Council passed Resolution Number 312891: Declaring a
Climate Emergency and the Need for Accelerated Action to Address the Climate Crisis. The
resolution acknowledges the need for accelerated local action to address the climate crisis and is the
foundation for the ambitious net-zero goal laid out within the CAP. The City utilized the International
Council for Local Environmental Initiatives Community Protocol to develop science-based targets for
2030 and 2035 and used a starting year of 2019.

2.5 Parcel Ownership

Similar to the conditions at the time of the preparation of the FEIR, various entities have ownership
of land within the project area. The project applicant, Tri Pointe Homes, continues to be one of the
largest landowners in the Specific Plan area; but a number of other private parties also own land
within the project area. Since the completion of the FEIR, the City has acquired several one-acre
parcels within the Specific Plan boundary that are intended for vernal pool conservation purposes.
Tri Pointe Homes owns many of the parcels within the project area, including the area within the
proposed Vesting Tentative Map. Figure 2-6, Parcel Ownership, identifies the various ownerships
and parcel boundaries within the Specific Plan area and surrounding lands.
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3.0 Project Description

Chapter 3.0
Project Description

This chapter provides the project background, project objectives, specific characteristics of the
project (both program- and project-level), project design features, and discretionary actions
necessary to implement the project. This chapter has been prepared pursuant to Section 15124 of
the California Environmental Quality Act (CEQA) Guidelines.

3.1 Project Background

The proposed project consists of the Southwest Village Specific Plan (Specific Plan), which covers the
Southwest District of the Otay Mesa Community Plan (OMCP; City 2014). The Southwest Specific Plan
area is one of five neighborhoods identified in the approximately 9,300-acre OMCP area and is
located south of State Route 905 (SR-905) and west of Spring Canyon. The OMCP envisions the
Southwest Specific Plan area as a mixed-use village core with public spaces, a variety of housing
types surrounding the core, and interactive trails with Spring Canyon including up to 5,880 dwelling
units (including 1,400 single-family and 4,480 multi-family units) and a population of 21,028 people.
While no specific amount of non-residential square footage was identified in the OMCP, a
community commercial center was identified in the north portion of the Southwest Specific Plan
area and a total of approximately 4.5 million square feet of commercial development was assumed
throughout the entire OMCP.

The OMCP includes a land use plan for the Southwest Specific Plan area and generally identifies the
area as primarily residential in nature with Neighborhood Village, Institutional, and Parks land uses,
as shown on Figure 2-4, Otay Mesa Community Plan Southwest District Land Uses. The OMCP
requires the preparation of a Specific Plan prior to consideration of any comprehensive
development and rezoning proposals within the Southwest Specific Plan area so that development is
consistent with applicable OMCP policies. The OMCP anticipated that more specific land uses,
densities, and roadway alignments would be identified in the future Specific Plan.

3.2 Project Objectives

The underlying purpose of the project is to provide a comprehensive policy and regulatory
framework that guides future development within the Southwest Village Specific Plan area in
accordance with the General Plan (2024) and OMCP. In accordance with CEQA Guidelines Section
15124, the primary project objectives that support the purpose of the project are listed below. These
objectives also assist the lead agency in developing a reasonable range of alternatives to be
evaluated in this Subsequent Environmental Impact Report (SEIR), and ultimately aid decision-
makers in preparing findings and overriding considerations, if necessary.

The FEIR identified several OMCP objectives that continue to apply to development within the OMCP
and the proposed Specific Plan. The following project objectives are intended to implement the
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broader goals and policies of the OMCP as well as the General Plan (2024). This includes consistency
with the land use and mobility framework identified in the OMCP.

1. Provide balanced residential neighborhoods with a range of housing, including attached and
detached options, close to employment centers.

2. Accommodate increasing growth in the region and provide critically needed housing in
accordance with the City's Regional Housing Needs Assessment.

3. Provide a Village Core that connects residential neighborhoods through a grid network including
a comprehensive bicycle and pedestrian network that supports connections to transit.

4. Provide an integrated regional transportation network of walkways, bikeways, transit, roadways,
and freeways that efficiently link communities and villages to each other and to employment
centers.

5. Protect the canyon lands, adjacent mesa tops, and sensitive biological resources while providing
recreational opportunities.

6. Provide public amenities and spaces including parks, paseos, trails, open space, and other
amenities for active and passive recreation.

7. Follow environmentally sensitive design and sustainable development practices.

8. Plan for infrastructure improvements concurrent with development.

3.3 Southwest Village Specific Plan

The Specific Plan would guide future development within the Southwest Specific Plan area of the
OMCP, consistent with the OMCP and City of Villages Strategy. The Specific Plan envisions a
complete community that integrates an urban mixed-use center (Village Core) with surrounding
residential neighborhoods. Residential neighborhoods, retail, office, school, and recreational uses
are identified around an interconnected grid-block development pattern through a comprehensive
network of multi-modal streets and pedestrian linkages.

As noted above, the proposed Specific Plan would establish 30 Planning Areas (PAs) with residential,
mixed-use, park, and open space uses, and would include up to 5,130 dwelling units and the
creation of a village anchored by up to 175,000 square feet of commercial and retail uses in a mixed-
use Village Core within a total of approximately 490 acres (see Table 3-1, Southwest Village Specific
Plan Development Summary). The Specific Plan also identifies public facilities, including public and
private parks, recreational trails, open space, and internal roadways. A new 6.2-acre school site is
also proposed for PA 16; additionally, a school overlay is proposed over a 6.9-acre site in PA 7 in the
event that an additional school is needed based on a determination by the San Ysidro School District
(SYSD).

Access to the Specific Plan area would be provided from Otay Mesa via Caliente Avenue and from
San Ysidro via a western extension of Beyer Boulevard (Beyer Boulevard West) (see Figure 3-1,
Specific Plan Land Use Plan). Roadway, utilities, and restoration activities would occur outside the
Specific Plan area in areas totaling 46.5 acres (see Figure 2-3, Aerial Photograph). The 490-acre
Specific Plan area and 46.5 acres outside the Specific Plan area are referred to as the project area.
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The OMCP currently identifies Neighborhood Village land uses for the project site, which allows for
15-25 dwelling units per acre (du/ac) and a total of 5,880 dwelling units. The OMCP also identifies
future commercial development; however, specific acreages and square footages are not listed in
the OMCP. The project would amend the OMCP and would establish a range of allowable residential
densities for each PA to allow for flexibility in future planning and design and a total of 5,130
dwelling units (or 750 less residential units than the OMCP currently allows). The proposed land use
designations and allowable densities are as follows:

1. Medium-Low Density Residential allowing 8 to 22 du/ac
2. Medium Density Residential allowing 15 to 29 du/ac

3. Medium-High Density Residential allowing 20 to 44 du/ac
4

Residential Mixed Use allowing up to 175,000 square feet of commercial and retail uses at a
maximum floor area ratio of 3.0 and multi-family attached residential units at a density
range of 30 to 62 du/ac

As described in more detail in Section 5.13, Public Services, the OMCP includes a population-based
estimate of future parks in the Specific Plan area totaling 59 acres while the project would include
approximately 31.5 acres of parks per the amenity-based approach of the latest City Recreation
Element. The Specific Plan also proposes that PAs 23 and 29 be conserved as open space and not
developed with residential development as assumed in the OMCP, resulting in the addition of 164.8
acres of open space within the project area. Finally, the Beyer Boulevard Extension from Central
Avenue to Enright Drive, which would be downgraded from a 4-Lane Major to a 4-Lane Modified
Urban Collector as described further in Section 3.5.3.1(b) and Caliente Avenue would be
downgraded from a 6-Lane Major to a 4-Lane Modified Urban Collector between Central Avenue and
Beyer Boulevard as described further in Section 3.5.3.1(a).

The Specific Plan provides detailed text and exhibits describing the range of land uses (residential,
retail, commercial, office, mixed-use, parks, and open space), public realm, mobility network, and
infrastructure that would occur in the Specific Plan area. It provides policies and regulations to
ensure that the buildout of the Southwest Specific Plan area proceeds in a manner consistent with
the OMCP and City policies and regulations.

3.3.1 Phasing and Implementation

The Specific Plan provides the framework and foundation for the buildout of the Specific Plan area,
which is anticipated to be developed in multiple phases over time due to multiple property
ownerships. Phase 1 of the proposed project would include the development of a Vesting Tentative
Map (VTM), including up to 1,315 dwelling units within PAs 8 through 14, including mobility, parks,
and trails improvements. Future development phases outside the VTM within Phases 2 through 7
would require future entitlement applications. The Specific Plan identifies anticipated phasing in
Table 3-2, Specific Plan Phasing Summary and Figure 3-2, Specific Plan Development Phasing.
Phasing may occur in any order, and more than one phase may occur at one time provided that the
necessary infrastructure is provided concurrently with development. As detailed in Table 3-1, the
development of each PA would be conditioned upon necessary on- and off-site improvements
including roads, parks, and infrastructure/utilities.
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Southwest Village Specific Plan Development Summary

Table 3-1

Maximum
PA Land Use Density Overlay Acres Dwelling Commercial
Units
1 Medium 15-29 du/ac - 6.9 160 -
2 Park - - 5.0 - -
3 Park - - 2.1 - -
4 Medium 15-29 du/ac - 9.1 211 -
5 Medium 15-29 du/ac - 26.2 608 -
6 Medium 15-29 du/ac - 4.5 104 -
7 Medium’ 15-29 du/ac School 6.9 160" -
8 Medium-High 20-44 du/ac - 8.0 282
9 Medium 15-29 du/ac - 4.6 107
10 Medium-Low 8-22 du/ac - 12.8 225
11 Medium 15-29 du/ac - 8.2 190
12 Medium-Low 8-22 du/ac - 7.8 137
13 Medium 15-29 du/ac - 8.3 193
14 Medium-Low 8-22 du/ac - 10.3 181
15 Medium-Low 8-22 du/ac - 13.8 243 -
16 School? 15-29 du/ac - 6.2 136 -
17 Park - - 10.5 - -
18 Medium-Low 8-22 du/ac - 13.5 238 -
19 Medium 15-29 du/ac - 10.2 237 -
20 Medium-Low 8-22 du/ac - 7.6 134 -
21 Medium-Low 8-22 du/ac - 15.1 266 -
22 Medium 15-29 du/ac - 11.5 267 -
23 Open Space - - 7.8 - -
24 Residential Mixed-Use 30-62 du/ac - 7.7 352 Allowed
25 Residential Mixed-Use 30-62 du/ac - 8.0 365 Allowed
26 Residential Mixed-Use 30-62 du/ac - 5.5 251 Allowed
27 Residential Mixed-Use 30-62 du/ac - 4.8 219 Allowed
28 Open Space - - 28.0 - -
29 Open Space - - 157.0 -
Pump
30 Open Space - Station 2.0 - -
Streets - - 57.6 - -
Totals | 487.43 5,130 175,000

PA = Planning Area; du/ac = dwelling units per acre

Source: Rick Engineering 2025.

T In the event the optional school is not needed on PA 7, the land use would default to Medium Density
Residential as long as the total residential units does not exceed the overall 5,130 maximum total dwelling

units allowed in the Specific Plan area.

2 In the event a school is not needed on PA 16, the land use would default to Medium Density Residential as
long as total residential units does not exceed the overall 5,130 maximum total dwelling units allowed in the

specific plan area.
3 Totals may not sum due to rounding.
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3.4 Program-level Components

Approval of the Specific Plan would not approve any physical development (e.g., construction of
housing or infrastructure). However, this SEIR assumes specific elements are reasonably foreseeable
future outcomes of the project. As such, the program-level analysis addressed in this SEIR evaluates
the potential physical environmental impacts that could result from the buildout of PAs 1 through 7,
15 through 22, 24 through 27, and associated infrastructure components (Figure 3-3, Program-Level
Planning Areas. While the development of PAs 15 through 20 are addressed at the program level,
these areas, along with a portion of the Caliente Avenue alignment through the Specific Plan area
Phase 1, are part of the project-level grading footprint due to the need for site access. See Section
3.4.2 and Figure 3-4, Program-Level Grading Areas, for additional detail on the program-level
grading footprint. Each program-level component is further described below.

3.4.1 Development Summary

The environmental analysis of this SEIR includes a program-level evaluation that includes a high-
level assessment of the proposed land uses. Future development at the program level includes
Phases 2 through 7. As shown on Figure 3-3, residential development at the program level would
involve PAs 1 and 4 through 7 in the northeastern part of the Specific Plan area, and PAs 15 and 18
through 22 in the central-southern part of the Specific Plan area. Mixed-use development with
commercial uses is anticipated within Phase 7 which includes PAs 24 through 27, located within the
central portion of the Specific Plan area. Non-residential development would involve parks in PAs 2,
3,and 17 and a school in PA 16. PAs 23, and 28 through 30 would remain as open space. These
program-level areas are under a variety of ownerships and the timing of development is unknown.

The Specific Plan would include an active, compact, pedestrian-friendly community with an array of
types of residential neighborhoods, a mixed-use urban core, and community amenities. Consistent
with the OMCP vision for a Village Center, the Specific Plan includes Village Core mixed-use area (PA
24 through PA 27). The Village Core would be a central urban plaza surrounded by higher density
residential uses including Mixed-Use (30-62 du/ac) and Medium-High (20-44 du/ac), and commercial
and village serving amenities. The Village Core would accommodate a mobility hub which would
serve as a primary connection point for community and regional bicycle facilities, sidewalks, trails
and paseos that connect the neighborhoods, parks, and open space.
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Table 3-2
Specific Plan Phasing Summary

Phase/Target Land Use Assumptions

Specific Plan Area Improvements

Improvements Outside of the Specific Plan

Phase 1

PAs8,9,10,11,12,13,14
1,315 Maximum Residential Units:
e 282 Multi-family Residential
(20-44 du/ac)
e 490 Multi-family Residential
(15-29 du/ac)
e 543 Single Family Residential
(8-22 du/ac)

Mobility Network

Beyer Boulevard West (from West Avenue to
western Specific Plan boundary) (constructed
at 700t dwelling unit)

Beyer Boulevard East (from Caliente Avenue
to West Avenue, northern half of the street)
Central Avenue (from Caliente Avenue to
Beyer Boulevard East)

Street A (from western cul-de-sac to West
Avenue)

West Avenue (western half of the street from
Beyer Boulevard East to Street B and full
width south of Street B)

Beyer Boulevard East/Central Avenue
Intersection (interim conditions per Southwest
Village Specific Plan Transportation Phasing
Plan [Appendix J-21)

T-intersection at Caliente Avenue/Central
Avenue

Emergency Vehicle Access Road (EVA Road)
along South Caliente Avenue from its
intersection with Beyer Boulevard to the
southern project boundary, (constructed at
the 2015t dwelling unit if Beyer Boulevard West
not yet constructed)

Parks and Trails

PA 8 Pocket Park: HH

PA 9 Pocket Park: Il

PA 10 Pocket Parks: AA, BB, CC and DD
PA 10 Paseos

PA 11 Pocket Parks: MM and OO

PA 12 Pocket Parks: SS, XX

PA 12 Paseos

Mobility Network

Beyer Boulevard West from project
boundary to current terminus in San Ysidro
at Enright Drive would be required to be
constructed at the 700t dwelling unit, or
earlier in Phase 1

Intersection of Caliente Avenue at SR-905
westbound ramp: re-stripe the northbound
single left-turn lane into a dual left-turn lane,
upgrade traffic controller, and construct
second receiving lane to the westbound on-
ramp at the 2015t dwelling unit

Intersection of Caliente Avenue at SR-905
eastbound ramp: upgrade traffic controller
prior to the 15t dwelling unit

Intersection of Caliente Avenue/Ocean View
Hills/Otay Mesa Road: upgrade traffic
controller prior to the 15t dwelling unit
Intersection of Caliente Avenue/Airway
Road: upgrade traffic controller prior to the
15t dwelling unit.

Caliente Avenue from existing southern
terminus to Central Avenue

EVA Road from southern project boundary
to Rail Court at the 2015t dwelling unit if
Beyer Boulevard West not yet constructed.

Park and Trails

Primitive Trails

Southwest Village Specific Plan Subsequent EIR
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Phase/Target Land Use Assumptions

Specific Plan Area Improvements

Improvements Outside of the Specific Plan

PA 13 Pocket Parks: PP, RR

PA 13 Paseos

PA 14 Pocket Parks: YY

PA 14 Paseos

Multi-use Perimeter Trail and trail amenities
(Specific Plan area entrance at Caliente
Avenue to eastern boundary of PA 14)
Primitive Trails that connect PAs 12 and 14
(including the closure of non-conforming trails
adjacent to these trails)

Other Infrastructure

Landscape infrastructure in PAs 8 - 14
16-inch water line backbone loop along
Central Avenue, Beyer Boulevard East
between Central Avenue and West Avenue,
and along West Avenue

18-inch gravity sewer line along Beyer
Boulevard East and West Avenue. Eight-inch
gravity sewer along Street A in PAs 11-14

Phase 2

PAs 15, 16,17, 18,19, 20

988 Residential Units:

e 237 Multi-family Residential
(15-29 du/ac)

e 136" Contingency Multi-family
Residential in PA 16 (15-29
du/ac)

e 615 Single Family Residential
(8-22 du/ac)

Mobility Network

Caliente Avenue from Central Avenue to Beyer
Boulevard East

Caliente Avenue/Beyer Boulevard East
Intersection

South Caliente Avenue (full-width north of
Beyer Boulevard East and south of B Street)
South Caliente Avenue (eastern half of the
street from Beyer Boulevard East to Street B)
Street B (full-width east of South Caliente
Avenue)

Street B (southern half of the street from West
Avenue to South Caliente Avenue)

Street C (all segments)

Street D (all segments)

East Avenue (all segments)

Other Infrastructure

16-inch water line in Otay Mesa Road and
Beyer Boulevard West between Enright
Drive and Princess Park Pump Station
Improvements at existing Princess Park
Pump Station to become operational
Upsize existing 12" gravity sewer to 27" in
East Beyer Boulevard between Beyer
Boulevard East and trolley tracks

Upsize existing 18" gravity sewer to 33" in
East Beyer Boulevard and Center Street
between Hill Street and E. San Ysidro
Boulevard
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Phase/Target Land Use Assumptions

Specific Plan Area Improvements

Improvements Outside of the Specific Plan

Parks and Trails

Other Infrastructure

Neighborhood Park in PA 17

Paseo along Street C (from West Avenue to
East Avenue)

Multi-use Perimeter Trail (Terminus of Phase 1
to northern boundary of PA 19)

Public multi-use Perimeter Trail in PAs 15, 18,
and 19

Primitive Trails that connect to PA 15 and 18
(including the closure of non-conforming trails
adjacent to these trails)

Landscape infrastructure in PAs 15 - 20
Southwest Village Elementary School in PA 16
Pump Station east of Street D

Phase 3

PAs 4 and 5
819 Multi-family Residential (15-29
du/ac) units

Mobility Network

Parks and Trails

Other Infrastructure

1st Avenue

Spine Road

Central Avenue (Caliente Avenue to 1st
Avenue)

Public mini/pocket parks in PA 5

Public multi-use Pathway (internal to PA)
Public multi-use Perimeter Trail (PA 5)
Paseo

Landscape infrastructure in PAs 4 and 5
12-inch sewer force main along Spine Road
10-inch gravity sewer line along Caliente
Avenue from terminus to Beyer Boulevard
East

Pump Station
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Phase/Target Land Use Assumptions

Specific Plan Area Improvements

Improvements Outside of the Specific Plan

Phase 4

PAs1,2,3,6,7
424 Multi-family Residential (15-29
du/ac) units

Parks and Trails
e Public multi-use Perimeter Trail in PAs 6 and 7
e Public neighborhood park in PAs 2 and 3
Other Infrastructure
e Landscape infrastructure in PAs 1, 2, 3, 6, and
7
e  Water/sewer improvements

Mobility Network
e Improve Beyer Boulevard West between
East Beyer Boulevard (in San Ysidro) and
Enright Drive from two lanes to a Modified
4-Lane Urban Collector with buffered Class Il
bike lanes prior to the 3,3015t dwelling unit.
Parks and Trails
e Specific Plan Trails
Other Infrastructure
e Upsize existing 10" gravity sewer to 15" in
Beyer Boulevard West between Enright
Drive and East Beyer Boulevard.

Phase 5

PA 21
266 Multi-family Residential (8-22
du/ac) units

Parks and Trails
e Paseo (bike/pedestrian connection- South
Caliente Avenue to East Avenue)
e  Public mini/pocket parks in PAs 19, 20, and 21
e  Public multi-use Perimeter Trail in PA 21
Other Infrastructure
e Landscape infrastructure in PA 21
e Water/sewer improvements

Phase 6

PA 22
267 Multi-family Residential (15-29
du/ac) units

Mobility Network
e EVARoad from South Caliente Avenue to East
Avenue
Parks and Trails
e Public pocket park(s) in PA 22
Other Infrastructure
e Landscape infrastructure in PA 22
o Water/sewer improvements
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Phase/Target Land Use Assumptions

Specific Plan Area Improvements

Improvements Outside of the Specific Plan

Phase 7

PAs 24, 25, 26, 27

1,187 Multi-family Residential (30-62
du/ac) units

175,000 square feet commercial

Mobility Network
e Central Avenue from Beyer E to Street B
e Street A from West Avenue to South Caliente
e Beyer Boulevard East (southern half of the
street from West Avenue to South Caliente
Avenue)
e West Avenue (eastern half of the street from
Beyer Boulevard East to Street B)
e Street B (northern half of the street)
e South Caliente Avenue (western half of the
street from Beyer Boulevard East to Street B)
Parks and Trails
e Pocket parks and urban plazas in the Village
Core (PAs 24 - 27)
Other Infrastructure
e Landscape infrastructure in PAs 24-27
e Mobility hub with public transit stop

Other Infrastructure
e Upsize existing 15" gravity sewer to 27" in
East Beyer Boulevard between trolley tracks
and Hill Street
e Perform efficiency testing at Ocean View
Hills Pump Station

PA = Planning Area; du/ac = dwelling units per acre; SR-905 = State Route 905

Source: Rick Engineering 2025.

NOTE: Rough grading within Phase 2 and Phase 4 are addressed at the project level; however, future site planning of specific lot layout and development

would be required.

NOTE: Total dwelling units: In the event a school is not needed on PA 16, the PA would default to Medium Density Residential use. This would allow for up
to 136 dwelling units to be built in PA 16. In the event the optional school is not needed on PA 7, the land use would default to Medium Density Residential.
However, the overall total dwelling units allowed in the Specific Plan area would not be allowed to exceed 5,130 units.

Commercial Square Footage: 175,000
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3.4.1.1 Residential and Commercial Development

Table 3-3, Program-Level Development Summary, identifies the land use designations, allowable
density ranges, approximate acreages, maximum allowed density of dwelling units, and whether
commercial uses are allowed for each PA addressed at the program-level. As shown, the program-

level PAs would allow up to 3,951 residential units and 175,000 square feet of commercial

development within 369.9 acres of the Specific Plan area. The Specific Plan would define residential
design policies, consistent with the OMCP, applicable to various residential densities. Design policies
pursuant to the OMCP would be included in the Specific Plan to address architectural design,
building form and massing, and building materials and finishes.

Table 3-3
Program-Level Development Summary

PA Land Use Density Overlay Acres Ma).(lmum_ Commercial
Dwelling Units
1 Medium 15-29 du/ac - 6.9 160 -
2 Park - - 5.0 - -
3 Park - - 2.1 - -
4 Medium 15-29 du/ac - 9.1 211 -
5 Medium 15-29 du/ac - 26.2 608 -
6 Medium 15-29 du/ac - 4.5 104 -
7 Medium 15-29 du/ac School 6.9 160 -
15 Medium-Low 8-22 du/ac - 13.8 243 -
16 School 15-29 du/ac - 6.2 136 -
17 Park - - 10.5 - -
18 Medium-Low 8-22 du/ac - 13.5 238 -
19 Medium 15-29 du/ac - 10.2 237 -
20 Medium-Low 8-22 du/ac - 7.6 134 -
21 Medium-Low 8-22 du/ac - 15.1 266 -
22 Medium 15-29 du/ac - 11.5 267 -
23 Open Space - - 7.8 - -
24 Residential Mixed-Use 30-62 du/ac - 7.7 352 Allowed
25 Residential Mixed-Use 30-62 du/ac - 8.0 365 Allowed
26 Residential Mixed-Use 30-62 du/ac - 5.5 251 Allowed
27 Residential Mixed-Use 30-62 du/ac - 4.8 219 Allowed
28 Open Space - - 28.0 - -
29 Open Space - - 157.0 -
30 Open Space - Pump 2.0 - -
Station
Totals 369.9 3,9512 175,000

PA = Planning Area; du/ac = dwelling units per acre

Source: Rick Engineering 2025.

' In the event the optional school is not needed on PA 7, the land use would default to Medium Density
Residential.

2 If a school is built in PA 16, the total units allowed would be 3,951.
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a. Affordable Housing

The OMCP identifies affordable housing needs and includes policies and recommendations to
promote affordable housing within Specific Plan proposals in the OMCP (see SEIR Section 5.16,
Population and Housing). The Specific Plan would include affordable housing to be provided
consistent with the requirements of the Land Development Code (LDC), which requires affordable
units to be constructed or in lieu fees for residential development projects to be paid (Chapter 14,
Article 2, Division 13: Inclusionary Affordable Housing Regulations). Development applications
consistent with the Specific Plan may be eligible for flexibility under the regulations presented by the
City of San Diego's Affordable Housing, In-Fill Projects, and Sustainable Buildings Development
Regulations, as defined in Chapter 14, Article 3, Division 9, if one of the criteria for eligibility is met.

While state law and the City's LDC allow for density bonuses for projects that meet certain
affordability criteria, no density bonus units are proposed at this time, Future projects providing
affordable housing units and seeking a density bonus would be assessed for eligibility and
processed accordingly at that future time. Density bonus units would be considered and evaluated
separately from the allowable base zoning/land use designation densities and development cap as
needed consistent with State law and the City's LDC.

3.4.1.2 Village Core

The OMCP states that village areas are intended to include a village core site for mixed-use, civic
space and transit-oriented development. The central portion of the Specific Plan area within PAs 24
through 27 would be the Village Core of the community where shopping, dining, and a mix of locally
serving retail, services, offices and civic spaces are envisioned within walking distance to high quality
transit and higher density homes. Within the Village Core, up to 1,187 dwelling units and 175,000
square feet of commercial space are planned. The Specific Plan identifies Village Core design policies
that would define the character and architectural design, with an emphasis on public spaces and
pedestrian access.

3.4.1.3 Schools

The OMCP includes general locations of existing and planned Institutional uses totaling 1,120 acres
throughout the OMCP, including schools. As shown on the land use plan for the Southwest Specific
Plan area, two conceptual areas are identified and a specific acreage for Institutional uses for the
Southwest Specific Plan area is not reported in the OMCP or FEIR (see Figure 2-4). The Specific Plan
identifies a school site within PA 16, and a second optional school site overlay on PA 7 (see Figure 3-
1). PA 16 would be made available for the SYSD or another school provider to acquire for
development of a school facility prior to full residential buildout of all PAs identified within the
Specific Plan. Should a school district opt to not acquire the site for the development of a school
within PA 16, up to 136 residential units could be built on that site. The 136 residential units are
included in the maximum dwelling unit cap of 5,130 units.

The optional school site on PA 7 is approximately 6.9 acres. PA 7 is designated for Medium Density
Residential but has a school overlay designation which would allow the development of a school
instead of residential in the future if buildout of the land use plan warrant an additional school
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facility. Should one or more schools be built, the Specific Plan allows for joint use recreational
opportunities with a joint use agreement between the City and SYSD.

3.4.2 Grading

Neither the OMCP nor the FEIR include site-specific grading plans. Future site grading within the
project area would occur consistent with the Specific Plan Phasing Plan described in Section 3.3.1
and Table 3.2-4 above and Table 3-4, Grading, below. PAs 23, 28 through 30 comprise open space
areas that would not be graded except for the Emergency Vehicle Access (EVA) Road along the north
side of PA 23 between South Caliente Avenue and East Avenue along Street A. While grading
quantities are not known, the approximate extent of anticipated grading is based on the conceptual
development layout identified in the Specific Plan. The program-level analysis also assumes future
grading permits for fine grading would be required within Phase 2 and a portion of Phase 4 () prior
to development (see Figure 3-4).

Table 3-4
Grading

Spe;:‘lacszlan PA Additional Areas Rough-Graded Fine-Graded
Phase 1 8to 14 Portions of PA 1, PA 2, and PA | Project-Level Project-Level

7*, EVA Road.

Off-site improvements

associated with Beyer

Boulevard West between

Enright Drive and East Beyer

Boulevard in San Ysidro,

water and sewer

improvements, and

transportation improvements.
Phase 2 15 to 20 and 30 Portions of South Caliente Project-Level Program-Level

Avenue, drainage outfalls,

pump station, and primitive

trail improvements, Beyer

Boulevard West outside of the

SPA
Phase 3 4and5 Program-Level Program-Level
Phase 4 1% 2% 3,6, 7% Program-Level* Program-Level
Phase 5 21 EVA Road in PA 23 Program-Level Program-Level
Phase 6 22 Program-Level Program-Level
Phase 7 24, 25, 26, 27 Program-Level Program-Level
N/A Portions of 23,28, | N/A No grading. No grading.

29

PA = Planning Area; EVA = Emergency Vehicle Access
Note: (*) some portions of these PAs are assessed at the project-level as noted.
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3.4.3 Landscaping and Brush Management
3.4.3.1 Landscaping

The OMCP does not include site-specific landscape plans and none have been developed for
program-level areas; however, landscape design guidelines, consistent with the OMCP and the City's
Land Development Manual and Landscape Regulations, are detailed in Section 3.6 Landscape Design
Policies of the Specific Plan. Future development within the program-level areas would be required to
comply with the Specific Plan landscape design policies and implement consistent landscaping as
defined in the Specific Plan Landscape Planting Palette (Specific Plan Appendix A). The Specific Plan
landscape palette includes allowable plant species adjacent to the Multi-Habitat Planning Area
(MHPA), within Brush Management Zone (BMZ) 2 areas adjacent to open space, and within interior
portions of the Specific Plan.

3.4.3.2 Brush Management

Brush management and BMZs are not discussed in detail in the OMCP and refer to existing brush
management regulations as part of OMCP Policy 6.1-3. BMZs are required for buildings that are
within 100 feet of highly flammable, native/naturalized vegetation to reduce fire hazards around
structures and to help firefighters protect life and property when fires occur. BMZs, where required,
would be provided in a manner consistent with the provisions of the City’s LDC. BMZs consistent
with the City’s LDC would be provided for all program-level PAs as part of future development
phases, providing 100 feet of defensible space or approval of alternative compliance consistent with
allowances in the LDC. City Fire Prevention Bureau (FPB) Policy B-18-01 provides guidance on
mitigation for reduced BMZs. As detailed further in SEIR Section 5.6.2.2.c, this policy clarifies
construction mitigation requirements when 100 feet of defensible space cannot be provided for
construction within the High Severity Fire Zone. FPB Policy B-18-01 provides options for inclusion in
project design when 100 feet cannot be achieved. Consistent with Option 1 in Policy FBP-18-01
Section V.C, where a 100-foot BMZ cannot be achieved along canyon edges and open space areas,
the Specific Plan identifies the alternative compliance measure of 6-foot non-combustible walls,
designed with bird-safe glass where glass is used as part of the wall adjacent to open space (Refer to
Specific Plan Section 3.6.1 and Section 3.6, Project Design Features, of this SEIR for details of the bird
safe glass project design feature).

Although Phase 2 site planning adjacent to PA 15 and PA 18 (see Figure 3-1) is not available at this
time, a buffer between the Phase 1 rough grading impact limits and adjacent open space would be
provided to accommodate brush management at BMZ 2. The proposed 50-foot buffer provided
between the edge of the grading footprint and adjacent open space would result in future brush
management for Phase 2 areas that do not encroach into proposed MHPA or mitigation lands. See
SEIR Section 5.4, Biological Resources, and 5.6 Human Health/Public Safety/Hazards for more
information about MHPA and mitigation lands and their relationship to BMZs.
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3.4.4 Access, Circulation, and Mobility

3.4.4.1 Roadway Network

The OMCP identifies conceptual roadways in the Specific Plan area including the western extension
of Beyer Boulevard (Beyer Boulevard West) and southern extension of Caliente Avenue south of
Beyer Boulevard East (South Caliente Avenue); however, site-specific alignments for either roadway
were not included as part of the OMCP. The Specific Plan roadway network is planned as a grid
system of roadway types that connect the residential development areas to a mixed-use Village Core
(Figure 3-5, Street Classifications and Network). Primary access to the Specific Plan area would be
provided by either Caliente Avenue from Otay Mesa or Beyer Boulevard West from San Ysidro. A
network of smaller public streets and private drives would provide access to and within
neighborhoods.

Emergency access during construction would be provided via an EVA Road along South Caliente
Avenue and extending south of the Specific Plan area within an existing unpaved road originally
constructed for utility access and Border Patrol use. The existing unpaved road is used for utility and
emergency access. The surface is usually graded annually by utility companies, with minor repairs
and improvements made by City Parks and Recreation staff (as needed). The EVA Road would also
be used by emergency services and Border Patrol activities. The EVA Road south of South Caliente
Avenue would not provide public circulation or access to the Specific Plan area. Another EVA Road is
proposed along the north side of PA 23 between South Caliente Avenue and East Avenue along
Street A. Roadways would be constructed in phases concurrent with residential development.
Specific Plan Section 4.5 Street Design Standards describes proposed designs of each proposed
roadway, including modifications to the Street Design Manual as needed. Implementation of the
program-level components of the roadway network include all portions of the network associated
with Phases 2 through 7. Transportation improvements required with buildout of the Specific Plan
are detailed in the Specific Plan, Appendix E; however, specific improvement requirements with each
project or phase would be determined at the time future development is proposed. Future projects
or phases may require completion of a Local Mobility Analysis consistent with the City's
Transportation Study Manual. Key program-level roadway segments are discussed below (portions
of this discussion specific to project-level are repeated below in SEIR Section 3.5.3). Refer to Figure 3-
5 for the overall street network.

a. Caliente Avenue

Caliente Avenue provides access to the project area from SR-905 and terminates approximately 465
feet from the northern boundary of the Specific Plan area. A specific alignment for Caliente Avenue
is not included in the OMCP and conceptual alignments vary as to how far south Caliente Avenue
extends into the Southwest Village Specific Plan area. An alignment is proposed as part of the
Specific Plan to extend south of East Beyer Boulevard, terminating at Street D, and would become
South Caliente Avenue. The EVA Road as shown on Figure 3-5 extending south of South Caliente
Avenue would be available during Specific Plan construction and would remain for use by
emergency and Border Patrol vehicles. Caliente Avenue is planned as a 4-Lane Urban Collector
Street with Class | Bike Path and buffered Class Il Bike Lanes (Figure 3-6, Caliente Avenue between
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Central Avenue and Beyer Boulevard West - Modlified). Rough grading for Caliente Avenue along this
segment is addressed at the project level. Future fine grading and construction of the roadway
segment is addressed at the program level. Caliente Avenue, between Street B and Street C, would
transition to a 2-Lane Collector Street with Two-Way Center Left Turn Lane and Class | Bike Path.
Caliente Avenue would then transition south of Street C to Street D to a 2-Lane Collector with
buffered Class Il Bike Lanes.

b. Beyer Boulevard East

The OMCP identifies a general alignment for Beyer Boulevard East extending west from Caliente
Avenue to West Avenue; however site-specific alignments were not identified. Beyer Boulevard East
within the Specific Plan area from West Avenue to Caliente Avenue is planned as a Modified 4-Lane
Urban Major Street with Class | Bike Path and buffered Class Il Bike Lanes (Figure 3-7, Beyer
Boulevard East between West Avenue and Caliene Avenue). Modifications include a reduction in the
width of the parkway, landscaping area, and curb-to-curb width by eliminating on-street parking. A
half width portion of this roadway would be constructed with Phase 1 and is addressed at the
project-level in this document. Full width buildout of this segment is addressed at the program level.

c. Central Avenue

Central Avenue is not identified in the OMCP as roadways shown in the Specific Plan area did not
include internal roadways other than general future alignments for Beyer Boulevard and Caliente
Avenue. The Specific Plan includes internal roadways, including Central Avenue and grading and
construction of the segment of Central Avenue west of Caliente Avenue connecting to Beyer
Boulevard East would include a Two-Lane Collector with buffered Class Il Bike Lanes as part of Phase
1, addressed at the project level. Grading and construction of the remaining segments of the
roadway are addressed at the program level. Program-level segments of Central Avenue include the
segment east of Caliente Avenue, which is planned as a 2-Lane Collector Street with Two-Way Center
Left-Turn Lane and buffered Class Il Bike Lanes which transitions to a Two-Lane Collector with Class |
Multi-use Path on One Side. The program-level analysis also includes the segment of Central Avenue
between Beyer Boulevard East and Street A as a planned 2-Lane Collector Street with Two-Way
Center Left-Turn Lane with buffered Class Il bike lanes, which would transition to a Commercial
Collector Street with buffered Class Il bike lanes between Street A and Street B.

d. Street A

Street A is not identified in the OMCP as the OMCP did not identify internal roadways within the
Southwest Specific Plan area other than Beyer Boulevard and Caliente Avenue. The Specific Plan
includes internal roadways, including Street A. West of West Avenue, Street A would be constructed
as part of Phase 1 and is planned as a 2-Lane Collector with buffered Class Il bike lanes. Street A
transitions as a Commercial Collector Street with buffered Class Il bike lanes between West Avenue
and Central Avenue, and then transitions to a 2-Lane Collector with Two-Way Center Left Turn Lane
with buffered Class Il bike lanes between Central Avenue and South Caliente Avenue. East of South
Caliente Avenue, Street A would become a gated EVA Road that would cross land designated as
open space within an easement allowing for utilities and providing an emergency exit for PAs 19, 21,
and 22 during construction and would continue to serve as a Fire Access Road for emergency
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vehicles. The EVA Road would also provide a pedestrian connection with a perimeter trail planned
along this segment.

e. Street B

Street B is not identified in the OMCP as roadways shown within the Southwest Specific Plan area
did not identify internal roadways other than Beyer Boulevard and Caliente Avenue. The Specific
Plan includes internal roadways, including two segments of Street B, between West Avenue and
South Caliente Avenue, and east of East Avenue, which would be constructed as a 2-Lane Collector
with Class | Bike Paths during Phases 2 and 7. The segment between South Caliente Avenue and East
Avenue would be built as a 2-Lane Collector Street with Two-Way Center Left Turn Lane and Class |
Bike Path.

3.4.4.2 Bicycle Network

A bicycle network is shown in the OMCP along the conceptual alignments shown for Caliente Avenue
and Beyer Boulevard within the Southwest Specific Plan area and includes Class | bike path and
Class Il bike lane designations (see OMCP Figure 3-5). The Specific Plan would include a bicycle
network with dedicated facilities throughout the Specific Plan area. The bikeway network would
include Class | bike paths and buffered Class Il bike lanes. Class | bike paths would be a minimum 5-
foot travel lane for bicycles and separate sidewalks for pedestrians. Class Il bike lanes would be a
minimum of 6 feet plus a buffer of a minimum width of 2 feet between the bike lane and the vehicle
travel lane. Bicycle facility classifications would be in accordance with the OMCP and the City's
Bicycle Master Plan.

A Class Il bike lane with buffer and also a Class | bike path would be constructed along portions of
Caliente Avenue and Beyer Boulevard East and West. Shared bicycle facilities are proposed around
the Village Core to provide continuity and enhanced connectivity for both north-south and east-west
travel across the Specific Plan area. Buffered Class Il bike lanes would be constructed on public
roadways to provide connections to open space and recreational opportunities surrounding the
community. The bicycle facility network is shown on Figure 3-8, Bicycle Facility Network.
Implementation of the bicycle network would occur as each phase of the Specific Plan is developed.
Implementation of the program-level components of the bicycle network include all portions of the
network associated with Phases 2 through 7. Project-level implementation of the bicycle network for
Phase 1 is discussed in SEIR Section 3.5.3.3.

3.4.4.3 Pedestrian Network

Pedestrian facilities are not identified specifically within the OMCP; however, a network of
pedestrian-serving sidewalks, paseos, and trails are proposed around the grid network of public
streets throughout the Specific Plan area. The proposed pedestrian network is shown in Figure 3-9,
Pedestrian Facility Network. A non-contiguous sidewalk would be included on both sides of all public
streets, except Beyer Boulevard West due to environmental constraints, and the community would
be surrounded by a perimeter trail to provide access along the edge of the development with views
of open spaces. Sidewalks would be a minimum of five feet in width. Beyer Boulevard West would
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be constructed with a four-foot-wide sidewalk on the south side only due to environmental
constraints.

Multi-use paths and paseos, are planned to provide pedestrian and bicycle access within the
neighborhoods. Although paseos are not associated with a roadway or within public right-of-way
(ROW), they would be placed adjacent or parallel to roads with easements that would allow public
access. Paseos serve as connector trails by improving access and facilitating connections between
and through the Southwest Specific Plan area. Paseos would have an active frontage, provide an
opportunity for amenities, and allow for pedestrian and bicycle travel. Trails are described in detail
under Section 3.4.5.2. Implementation of the pedestrian network would occur concurrently with
development. Program-level components of the pedestrian network include all portions of the
network associated with Phases 2 through 7.

3.4.4.4 Mobility Hub

A mobility hub is planned in the Village Core at the southeast corner of Central Avenue and Beyer
Boulevard East within PA 27. The mobility hub would provide access to the regional transit network
and to accommodate a planned regional transit connection. The mobility hub would include bus
staging areas for a planned future transit connection, consistent with the “Town Center” envisioned
along Beyer Boulevard within the Southwest Specific Plan area in the OMCP.

3.4.4.5 Parking

The Specific Plan includes policies relating to access, lighting, and design features associated with
parking. Within the Village Core, on- and off-street parking would be provided in accordance with
policies in Specific Plan Section 3.3.3 Parking. Within the residential neighborhoods, the Specific Plan
requires residences to be designed with driveways for access to garages with additional off-street
parking. All off-street parking requirements would be subject to the San Diego Municipal Code
(SDMC; Chapter 14, Article 2, Division 5, Parking Regulations). Additionally, all on-street parking
would be consistent with the City’s Street Design Manual, except where the Specific Plan proposes
modifications to Street Design Standards. The public street segment locations that would be subject
to modifications are summarized in Table 3-5, Mod/fications Related to Parking (see Specific Plan
Section 4.5 for additional details showing segment locations and additional details relating to Street
Design Manual Modifications). The quantity of parking spaces would be addressed as part of future
Tentative Maps processed within the program-level development areas.

Table 3-5
Public Street Cross-Section Modifications Related to Parking

Road Segment Proposed Street Design Modification relating to Parking

Caliente Avenue, north of Street B | Modified 4-Lane Urban Modified to remove on-street

(Segments 1,2, 5, and 16) Collector with Class | Bike Path and parking (Specific Plan Section 4.5.1).
Class Il Bike Lane

Beyer Boulevard West (Segment 6) | Modified 4-Lane Urban Collector Modified to eliminate on-street
(Built with two lanes due to parking to minimize the total ROW
environmental width due to environmental
constraints) constraints (Specific Plan Section

4.5.2).
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Road Segment

Proposed Street Design

Modification relating to Parking

Beyer Boulevard East (Segments 3
and 4)

Modified 4-Lane Urban Major with
Class | Bike Path and Buffered Class I
Bike Lanes

Modified to reduce the curb-to-curb
width by eliminating on-street
parking (Specific Plan 4.5.3).

Northernmost segment of West
Avenue (Segment 12)

2-Lane Collector with Two-Way
Center Left Turn Lane, Class Il Bike
Lane with Buffer on West Side, and
Modified to include Class | Bike Path
on East Side

Parking on one side of the street
shall be acceptable in interim
conditions so long as the applicant
has demonstrated parking has been
sufficiently supplied onsite (Specific
Plan Section 4.5.6).

Central Avenue, North of Beyer
Boulevard East (Segment 7)

2-Lane Collector with Buffered Class
Il Bike Lanes

Modified to allow parking on only
the east side of the street since on-
street parking requirements are met
within PA 9 and 10 (Specific Plan
Section 4.5.7).

Multi-use Paseos (Central Avenue
to 15t Avenue to Spine Road
(Segment 10)

2-Lane Collector with Multi-Use Path
on One-Side (Exterior Side)

Modified to eliminate parking on
one-side of the street (Specific Plan
Section 4.5.11).

PA = Planning Area; ROW = right-of-way

3.4.5 Recreational Facilities, Parks, and Open Space

The Specific Plan proposes a cohesive system of paseos, pedestrian nodes, and trails to connect
each neighborhood to parks and other community destinations. These connections would provide
safe and direct pedestrian access to recreational amenities (see Figures 3-9 and Figure 3-10, Parks

and Trails).

3.4.5.1 Parks

The OMCP land use plan for the Southwest District included conceptual locations for future park
land uses, which are shown as eight rectangular green blocks on Figure 2-4. The final location of

parks within the Southwest District would be determined on future specific plans; however, several
of the parks were anticipated to be located adjacent to Spring Canyon and adjacent to future school
sites. Population-based park acreages for the Southwest Specific Plan area were planned to be
approximately 53.5 acres in the OMCP, which was anticipated to be met with the development of
one community park and multiple neighborhood parks; however, OMCP Table 7-1 indicated 59 acres
would be necessary for the Southwest Village. One population-based park, Beyer Community Park,
was identified as a 7.5-acre community park within the Southwest District, outside of the Specific
Plan area to the west and south of the proposed Beyer Boulevard West roadway.

The Specific Plan designates park land uses for PAs 2, 3, and 17 totaling 17.6 acres and recommends
additional locations and estimated sizes for pocket parks, paseos, and mini parks within the PAs that
include residential and mixed use land uses for a total of 31.5 acres. Future implementation of parks
would require the provision of recreational value-based parks and trails concurrently with each
phase of development. Parks are anticipated to be developed in multiple phases associated with
dwelling unit thresholds. Table 3-6, Program-Level Parks, identifies estimated usable park acreages
to be provided in each program-level phase.
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Table 3-6
Program-Level Parks

Phase Usable Park Acreage Summary

2 22.5 Phase 2 would provide a 7-acre neighborhood park,
a 5-acre school site, with an opportunity for joint-use
fields, pocket parks, paseos, and continuation of the
perimeter trail with recreational opportunities and
amenities. Approximately 10.5 acres of pocket parks
may occur in Phase 2.
3 2 Phase 3 would provide a mini park, adjacent to
Phase 3, as well as the opportunity for pocket parks,
paseos, and continuation of the perimeter trail.
Approximately 2 acres of pocket parks may occur in
Phase 3.
4 7 Phase 4 may provide a joint-use neighborhood park,
as well as the opportunity for additional pocket
parks, paseos, and continuation of the perimeter
trail. A school overlay zone is included as a
secondary site for a future elementary school. If a
school is not built on PA 7, the site would default to
residential land use. The joint-use neighborhood
park would be approximately 7 acres.
5 - Phase 5 is adjacent to the 9-acre neighborhood park
to the west in PA 17. Phase 5 may provide paseos
and pedestrian connections, as well as the
opportunity for pocket parks.
6 - Phase 6 may provide continuation of the perimeter
trail, pedestrian connections, a pocket park, and
passive open space.
7 - Phase 7 may provide pocket parks within the village
core, pedestrian and mobility network
enhancements, and recreational amenities.

Total 31.5
PA = Planning Area
Source: Rick Engineering 2025

As detailed in the Specific Plan, park amenity enhancements would be provided according to a
recreational value-based standard, based on a scoring of recreation amenities, space for
programmed activities, connectivity to the mobility network, and other factors. Consistent with the
City's Parks Master Plan, each park amenity enhancement would be scored with an identified point
value according to the scale, recreational and social value, and connectivity to the mobility network.
Each PA would be required to implement recreational amenities based on a minimum number of
points established by a rate of 100 points per 1,000 people. Park facilities described in Table 3-6
include park facilities anticipated within the program-level areas of the Specific Plan and would be
implemented concurrently with development.

Two neighborhood parks are planned within the central and northern areas to provide convenient
access for community gathering areas and social activities. Although the current designs are
conceptual in nature, the neighborhood parks are required elements of the Specific Plan. The
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proposed Central Park would be a 9-acre neighborhood park, located in the center of PA 17 adjacent
to the school site on PA 16 to the west and the Village Core to the north. The proposed Central Park
would provide recreational amenities such as joint-use ball fields and internal pathway connections.
The proposed North Village Park would be an approximately 7-acre neighborhood park located
within the northern portion of PA 2 and PA 3. The North Village Park would include recreational
amenities such as hardcourt areas and sports fields. The Central Park and North Village Park would
be public parks conveyed to the City upon construction, who would then own and maintain these
parks (see Figure 3-10).

Privately owned and maintained, pocket parks and mini-parks are planned throughout the
community, which would offer neighborhood gathering places. Additional park amenities such as
children’s play areas, shaded seating areas, and dogs parks would be provided throughout the
Specific Plan area.

3.4.5.2 Trails

The OMCP identifies conceptual trail alignments and trail head areas in the Specific Plan area and
surrounding areas within the OMCP, as shown on the Otay Mesa Trails Map Figure 7-1 on page RE-
10 of the OMCP. and the OMCP states that these alignments are conceptual and trail head areas
and trail alignments are required with future specific plans. The OMCP also notes that trail
connections should attempt to link the southern canyon system near the border area to villages,
activity centers, parks, and schools and noted that many of the trails in the area follow existing paths
or utility roads. The Specific Plan trail network includes different types of trail facilities and design
policies within the Specific Plan area. The trail types have been developed based on the OMCP and
Appendix K of the City's Consultant’s Guide to Park Design & Development. The different trail types
are discussed below. The OMCP trails map identifies trails further north, west, and south the Specific
Plan area and within the northeastern part of the Specific Plan area near Spine Road. Proposed trails
as part of the Specific Plan shown on Figure 3-10 would result in designating a perimeter trail
around the outer edges of developed areas of the Specific Plan and a primitive trail extending south
of developed areas. The proposed trail alignments within the Specific Plan area would be new as
they were not designated in the OMCP trail network. The OMCP trail network mentioned near Spine
Road would be similar to the proposed perimeter trail in this area. Trails within the OMCP outside of
the Specific Plan area are also being amended as a part of this project, and are shown in Appendix
0. As shown, the amendment proposes conceptualized locations of future trails instead of specific
alignments. Refer to Appendix O for additional details.

a. Perimeter Trails

Trails are planned around the perimeter of the Specific Plan area and are identified as perimeter
trails. These perimeter trails would provide a transition between the developed areas of the Specific
Plan and the surrounding open space areas for use by pedestrians and bicyclists and providing
views toward the surrounding open space. The perimeter trails would have a natural surface such as
decomposed granite. The perimeter trail width would be 8 feet, except in areas abutting a 4:1 slope,
where the trail would be 7 feet in width. Perimeter trails would be within the manufactured slope
around the edge of the development within slopes ranging from 2:1 to 4:1. The perimeter trail
planned adjacent to Phases 2, 3, 4, and 6 would be implemented concurrently with development. A
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portion of the perimeter trail north of PA 23 would follow an EVA Road that would also serve as a
pedestrian connection from South Caliente Avenue and PA 22. The perimeter trails are shown in
Figure 3-10.

b. Primitive Trails

Primitive trails are those that have limited use, are usually more difficult, with grades that may
exceed trail standards, and are for passive recreational use including walking, jogging, hiking, and
mountain biking. No motorized bicycles would be allowed on primitive trails. As shown in Figure
3-11, Trails Network, primitive trails are proposed within the MHPA, designated as open space, and
continue off-site. Primitive trail widths would be 4 feet with varied slopes on either side with a
natural dirt surface.

The Specific Plan would require trailheads leading into the primitive trail network to include trash
cans and signage to notify trail users to remain on designated trails, of prohibited uses, and to
inform users of the sensitive resources present. Where needed to protect sensitive resources, peeler
pole fencing would be provided. Trail improvements could include trail stabilization, erosion control,
and closure of unauthorized trail routes in proximity to proposed formal trail alignments.

The OMCP identifies conceptual trails that are intended to provide connections from the Specific
Plan area to the surrounding OMCP trail system. No program-level primitive trail alignments are
identified within the Specific Plan area; however, a primitive trail is identified as a program-level trail
southwest of the Specific Plan area. Refer to Figures 3-10 and 3-11 for the proposed Specific Plan
trail network.

As future development in the Specific Plan proceeds, the City may require primitive trail
improvements in the open space surrounding the Specific Plan area to implement the OMCP
conceptual trail plan. Trail improvements could include trail stabilization, erosion control, and
closure of unauthorized trail routes in proximity to proposed formal trail alignments.

c. Emergency Vehicle Access Road

The Specific Plan includes the improvement of an existing road running from the perimeter trail
adjacent to the corner of Street C and Street D, through the open space south to connect to the
primitive trails approved by the City Fire Marshal prior to the 201t dwelling unit if Beyer Boulevard is
not yet extended to the Specific Plan. The EVA Road would be used by Border Patrol, utility
companies, park rangers, and emergency responders only. The width of this trail and any future EVA
Road would be no less than 20 feet unless approved by the City Fire Marshal. The surface is usually
graded annually by utility companies, with minor repairs and improvements made by City Parks and
Recreation staff (as needed). However, the surfaces may be improved with the installation of
surfacing material to reduce erosion and provide for trail sustainability.

3.4.5.3 Open Space

The OMCP identifies 59 acres of open space within the Specific Plan area while the Specific Plan
designates approximately 185 acres, or 38 percent of land included in the Specific Plan area as open
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space. Some of the areas (see Figure 3-1, green with hatching) are lands either already conserved or
planned for conservation as part of the City's MHPA or Vernal Pool Habitat Conservation Plan
(VPHCP). Prior development areas now designated as open space within the Specific Plan area also
include undevelopable areas due to steep slopes or other hazards, and those areas planned for
recreational uses, trails, nature viewing, and fuel management buffers (see open space areas
depicted on Figure 3-1). Other activities allowed within the proposed open space includes storm
drain discharge outfalls and brush management (consistent with SDMC Section 142.0412).

3.4.6 Infrastructure

The following describes the infrastructure improvements required to support the Specific Plan area.
In general, infrastructure required to support the program-level development areas would apply to
Phases 1-7 and 15-23 (see Figure 3-2 for phasing areas). Phasing areas may be completed out of a
specific order. However, as each phase is constructed the projected demands for each would be the
same.

The following provides a program-level summary of the requirements for drainage and storm water,
water, wastewater, and other utilities, including telecommunications, gas, and electricity. Utility
infrastructure described below would be constructed, managed, and maintained in perpetuity, and
these activities are included as a part of the project.

3.4.6.1 Drainage and Storm Water

Proposed drainage and storm water quality infrastructure design for the program-level portions of
the Specific Plan is based on the Conceptual Drainage and Water Quality Summary for Southwest
Village Specific Plan (Appendix F-2). Development of the program-level portions of the Specific Plan
area (PAs 1-7 and 15-27; Phases 2 through 7) would require detention facilities for peak flows, water
quality treatment, and hydromodification management controls. The overall drainage system would
use natural drainage courses to the extent feasible; however, due to the Specific Plan’s location on
top of a mesa (mostly flat) and the presence of the San Ysidro Landslide complex (soils which are
prone to landslide instability; see SEIR Section 5.7, Hydrology/Water Quality) west of PAs 15 and 18,
the Specific Plan drainage is designed to minimize infiltration and convey water off the mesa and
away from the landslide complex.

Within the Specific Plan program-level development areas, drainage would generally be diverted
either west, down the proposed storm drain along the future Beyer Boulevard West alignment or
would be diverted to the south via a proposed drainage outfall that would outlet at the bottom of
Spring Canyon to the south of the Specific Plan area. Flows associated with the proposed Beyer
Boulevard West alighment would be conveyed via a hardened system from the Specific Plan area to
the existing storm drain system in San Ysidro. While the drainage infrastructure associated with
Beyer Boulevard West is addressed as a project-level component, the Beyer Boulevard West storm
water facilities would support drainage within program-level portions of the Specific Plan area.

The second major drainage area for the Specific Plan area is toward the south via a long drainage
outfall that would be installed south of the Specific Plan area, discharging into Spring Canyon. This
drainage outfall would involve the installation of an underground pipe with riprap at the bottom of
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the drainage. While the physical impacts of grading the Spring Canyon drainage outfall are
addressed at the project level, the construction and installation details of this pipe would be
associated with Phase 2. The flow discharge from the Specific Plan combined with Spring Canyon
drainage would be collected by a culvert that crosses under the international border into Mexico.
These drainage and storm water flows would be managed consistent with requirements specified by
the City as detailed in Appendix F-4.

Future subdivision maps processed to develop future phases of the Specific Plan would be required
to prepare site-specific storm water and drainage plans consistent with the City's Storm Water
Standards. Additionally, the Specific Plan Section 6.4.3 identifies Best Management Practices (BMPs)
for storm water that would guide future site-specific drainage and storm water design for program-
level areas.

3.4.6.2 Water

As indicated in the OMCP, water service in Otay Mesa is provided by the City Public Utilities
Department in the western portion of the OMCP. The Specific Plan area does not currently have
water services or related infrastructure. Expansion of City water distribution systems and facilities
would be required to serve the Specific Plan area and are planned for as part of the project. Water
services to the Specific Plan area would be provided by extending existing water pipelines in Caliente
Avenue, south into the Specific Plan area along South Caliente Avenue. The proposed public
backbone water supply system for the Specific Plan area is shown in Figure 3-12, Public Water
Facilities. Based on projected demands and phasing considerations, the recommended water
facilities include:

e A 16-inch water line backbone loop;

e A 16-inch water main extended north to Caliente Avenue, connected to the existing 16-inch
water main; and

e A12-inch water line loops extended from the 16-inch backbone system.

Water facilities required to serve the program-level development areas would be constructed
concurrently with the development and construction of roadways. The proposed water
infrastructure is designed to support the estimated maximum day demand of 3,425,031 gallons per
day (gpd) or 2,378 gallons per minute (gpm). Facility improvements and off-site infrastructure
components required to provide water service to the Specific Plan areas are addressed as part of
the project-level components in Section 3.5.6.2 although off-site improvements would serve the
Specific Plan as a whole.

3.4.6.3 Wastewater

The OMCP identified wastewater facilities within Otay Mesa, including the East Otay Mesa collection
system, the Otay Valley Trunk Sewer system, and the Otay Mesa Trunk Sewer within the
Metropolitan Sewerage System and did not identify any wastewater infrastructure within the project
area. The Specific Plan area does not currently have wastewater services. Expansion of the City
sewer distribution systems and facilities would be required to serve the Specific Plan area and are
planned for herein. The sewer facilities would consist of off- and on-site collection systems and
pump stations whose force main(s) would connect to the existing City sewer system.
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The proposed on-site and off-site sewer infrastructure system is shown in Figure 3-13, Public Sewer
Facilities. Sewer service for the Specific Plan would be provided by a combination of gravity flow and
pumping the project flow via two proposed on-site sewer pump stations to the existing City public
sewer system in Beyer Boulevard West. The Specific Plan’s public sewer system would be connected
to the existing Otay Mesa Trunk Sewer. Based on projected demands and phasing considerations,
the anticipated sewer facilities include:

e Gravity sewer lines ranging from 8-inch to 15-inch diameter;
e Two permanent pump stations throughout the project; and

e Force mains with a diameter of 6-inch to 18-inch conveying flow from the proposed on-site
pump stations to either other areas of the project site or off-site to the existing public sewer
system.

An approximately 2-acre area in the southeast portion of the Specific Plan area, at the terminus of
Street D, is planned to include one of the two pump stations as part of the wastewater infrastructure
necessary to support the development of the Specific Plan. The 2-acre pump station would be within
the City's VPHCP preserve identified as open space but is an allowed use per the VHPCP within the
preserve. Specifically, maintenance, inspection, repair activities, and improvements to sewer and
water infrastructure, including access paths, are identified in VPHCP Table 4-4 as covered activities
and would be included. Proposed wastewater infrastructure is designed to support the anticipated
buildout of the Specific Plan area including peak dry weather flows of 2,030,137 gpd (1,410 gpm) and
the peak wet weather flow of 3,755,754 gpd (2,608 gpm).

3.4.6.4 Other Utilities

Communications systems for telephone, computers, and cable television for the Specific Plan area
would be provided by utility providers such as AT&T, Cox, and other independent
telecommunications companies. The City also works with service providers to underground
overhead wires, cables, conductors, and other structures associated with communication systems in
residential areas in accordance with proposed development projects. San Diego Gas & Electric
(SDG&E) would provide electricity and natural gas to the Specific Plan area. Utilities necessary to
serve the program-level areas would be installed in conjunction with the phased development of the
Specific Plan. The design of telecommunication infrastructure would comply with the City's Wireless
Communication Facility Guidelines.

3.5 Project-Level Components

The environmental analysis within this SEIR includes a project-level evaluation of construction and
operation of Phase 1, which would include PAs 8 through 14 comprising the VTM, construction of an
extension of Beyer Boulevard West connecting the Specific Plan area to San Ysidro, rough grading
within Phase 2 (PAs 15 through 20) to allow for a balanced grading operation, and water, sewer and
transportation infrastructure improvements. Figure 3-14, Project-level Components, provides a high-
level overview of the project-level components. PAs evaluated at the project level are depicted on
Figure 3-15, Project-level Planning Areas, while the areas evaluated at the project level for grading
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are depicted on Figure 3-16, Project-level Grading Areas. Details of the project-level components are
described in the following sections.

3.5.1 Residential Components

The residential components evaluated at the project level include the construction and operation of
Phase 1, which includes PAs 8 through 14. These PAs are included in the VTM, which identifies up to
920 residential dwelling units, including 142 multi-family detached units (under 20 du/ac),

498 multifamily attached units (under 20 du/ac), and 280 multi-family attached units (over 20 du/ac).
Implementation of residential components would occur in phases as detailed below.

3.5.1.1 Phase 1

The project includes the construction of Phase 1, including PAs 8 through 14 comprising the VTM, to
implement a portion of the residential components of the Specific Plan. While the Specific Plan
allows for up to 1,315 units in this area, the VTM No. 2188969 is proposing up to 920 dwelling units,
including 280 multi-family units at a density over 20 du/ac, 498 multi-family units at a density under
20 du/acre, and an additional 142 small lots that are evaluated as single-family units but are
considered multi-family due to the proposed multi-family lotting. The 142 small lots would be
located around the perimeter of the development areas within PAs 10, 12, and 14 (Figures 3-17a and
3-17b, Vesting Tentative Map). These small lots are considered single-family for purposes of
environmental analysis and trip generation. See Table 3-7, Phase 1 Residential Development
Summary, for the Phase 1 residential components of the project-level areas including based zone
and Specific Plan designations within each PA in addition to proposed density and total residential
units. A total of seven legal lots would be created with the proposed subdivision of land, each
corresponding to the PA boundary. The VTM would be processed as a multi-family subdivision
consistent with SDMC Section 143.0365 which allows the subdivision of multi-family zoned land,
consistent with the density and standards of the Specific Plan zone. The development regulations
and allowable uses for each applicable base zone are incorporated by reference from the City's LDC.
Supplemental development regulations are identified in the Specific Plan which provide additional
or modified regulations compared to the City's LDC.

a. Affordable Housing

The VTM identifies 10 percent of the proposed units within Phase 1 as affordable housing units.
Specifically, a total of 92 affordable units are identified in PA 8 consistent with the requirements of
the City's LDC, which requires affordable units or in-lieu fees for residential development projects.

b. Phasing

Development of Phase 1 would occur in three phases, identified as Phases 1a, 1b, and 1c (Figure 3-
18, Phase 1 Temporary Pump Station). Phase 1a would include the development of the first 200
units and construction of a temporary pump station to provide water and sewer service to these
units. Access to these first 200 units would be via an extension of Caliente Avenue and Central
Avenue. Construction of Phase 1b residential units requires a secondary emergency access route to
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be in operation prior to the construction of the 2015t dwelling unit. Phase 1b would include the
construction of the EVA Road extending south of South Caliente Avenue (see SEIR Section 3.5.3.1.f) in
addition to up to 699 residential units. Phase 1b would also include access and transportation
improvements, water and sewer infrastructure as well as additional rough grading detailed in the
following sections. Phase 1c would include the construction of the Beyer Boulevard West connection
to San Ysidro prior to the issuance of a building permit of the 700" dwelling unit and the remaining
21 residential units within Phase 1. After construction of Beyer Boulevard West is complete and
water and sewer lines through the roadway are operational, the temporary pump station(s) would
be removed. Phases 1a, 1b, and 1c would also include disturbance within the project-level areas for
rough grading to support grading balancing.

3.5.2 Grading

As detailed on Figure 3-19, Project-Level Grading Phasing, and in Table 3-4, the project-level grading
area would be implemented in phases. Implementation of Phase 1 would occur in subphases as
detailed in Section 3.5.1.1.b. Phase 1a (the first 200 residential units) would involve grading beyond
the Phase 1a development footprint to allow for access routes and grading balancing. Similarly,
grading for the development of the remainder of Phase 1 and Beyer Boulevard West and East would
involve grading Phase 2 to allow for a balanced grading site.

Rough grading is proposed within Phase 2 areas (PA 15 through PA 20, PA 30, and drainage outfalls),
as well as a portion of Phase 4. As shown in Table 3-4, portions of the project-level areas in Phase 2
would be rough graded to provide for a balanced grading operation for the implementation of
project-level Phase 1. Future finished grading within these rough graded areas would be a program-
level component as detailed grading plans would be prepared concurrently with future
development.

3.5.3 Access, Circulation, and Mobility

The Phase 1 development area within PA 8 through PA 14 would be accessed via two main access
points, from Caliente Avenue in Otay Mesa and from Beyer Boulevard West in San Ysidro. Phase 1
public streets include Beyer Boulevard West and East, Caliente Avenue, Street A, Central Avenue,
and West Avenue. All internal access through PA 8 through PA 14 would be via private drives.

The Phase 1 development area would be accessible to fire and emergency vehicle circulation. Fire
apparatus access roads and water supplies for fire protection would be installed and made
serviceable prior to and during construction. All fire access roads would comply with the City of San
Diego Fire Department Fire Prevention Bureau Policy A-14-1 and SDMC 511.8201. All private drives
less than 28 feet wide would be designated as a vehicular fire access path and be painted with red
curbs. All dead-end fire apparatus roads in excess of 150 feet in length would be provided with an
approved turnaround per California Fire Code (CFC) 503.2.5. All cul-de-sac or turnaround areas
would be sized appropriately for the same reason as shown on the fire access plans for the
community. Also, separate roads for fire department access would be provided per CFC Appendix
D106.1-D106.3 during Phase 1 and fire access to the project-level area would be via Beyer Boulevard
West, East and Central Avenue, and two EVA Roads.
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Phase 1 Residential Development Summary

Table 3-7

PA APN Acreage Base Specific Pla_n Designation/ MaX|mum. Dwelling Proposed Use
Zone Density Range Units
Medium-High Residential . .
8 8.0 RM 3-7 20-44 du/ac 282 Residential, HOA Areas
9 645-061-04 46 RM 2-5 Medium Residential 107 Residential, HOA Areas
15-29 du/ac
10 12.8 RM 1-3 Medium-Low Residential 225 Residential, HOA Areas
8-22 du/ac
Medium Residential ) )
11 645-061-06, 8.2 RM 2-5 15-29 du/ac 190 Residential, HOA Areas
645-061-07, Medium-Low Residential . .
12 645-061-08, 7.8 RM 1-3 8-22 du/ac 137 Residential, HOA Areas
645-061-09, Medium Residential . .
13 667-010-34 8.3 RM 2-5 15-29 du/ac 193 Residential, HOA Areas
14 103 RM 1-3 Medium-Low Residential 181 Residential, HOA Areas
8-22 du/ac
Total 60.0 Total 1,315

PA = Planning Area; APN = Assessor’s Parcel Number; RM= Residential Medium; du/ac = dwelling units per acre; HOA = homeowners association
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3.5.3.1 Roadway Improvements

a. Caliente Avenue

Access to the development of PA 8 through PA 10 as part of Phase 1 would require construction of
Caliente Avenue north of the Specific Plan boundary from its current terminus in Otay Mesa, south
to the planned connection with Central Avenue. While the Caliente Avenue extension is required for
access to PA 8 through PA 10, its construction was previously analyzed within the Candlelight Final
Environmental Impact Report (State Clearinghouse No. 2013101036) that was approved by the City
with a prior entitlement for the neighboring Candlelight development (Project No. PTS
30320/691625). While the segment of Caliente Avenue north of Central Avenue may be constructed
by the Candlelight development project prior to the project proceeding, this SEIR evaluates this
segment in the event Southwest Village were to proceed first. In the event that the project precedes
the Candlelight development, the project would be required to construct the segment of Caliente
Avenue north of Central Avenue.

b. Beyer Boulevard West and East

Beyer Boulevard West and East improvements are proposed both within and outside of the Specific
Plan area (Figure 3-20, Beyer Boulevard West and East). The total length of Beyer Boulevard
improvements is approximately 6,800 feet between East Beyer Boulevard in San Ysidro and Caliente
Avenue within the Specific Plan area. Beyer Boulevard West between Enright Drive and West Avenue
and Beyer Boulevard East from West Avenue to Caliente Avenue would be modified from a 4-Lane
Major as identified in the OMCP to a 4-Lane Modified Urban Collector. Beyer Boulevard West would
be constructed as a 2-lanes due to environmental constraints that require narrowing the road to
minimize impacts to sensitive biological resources and conservation easements.

Beyer Boulevard East

As detailed in the Specific Plan, a portion of Beyer Boulevard within the Specific Plan boundary
between West Avenue and Caliente Avenue is referred to as “Beyer Boulevard East” and would be
constructed as a modified 4-lane Urban Major. The roadway classification would be modified to
reduce the width of the parkway, landscaping area, and curb-to-curb width. The curb-to-curb width
would be reduced by eliminating on-street parking. Project-level implementation of this segment
includes an interim improvement including two lanes in each direction within the half-width
segment of the ultimate 4-lane roadway. The northern half of Beyer Boulevard East (from Caliente
Avenue to West Avenue with a temporary cul-de-sac at the eastern terminus) would need to be
completed and operational prior to occupancy of the 201st residential unit in Phase 1b and the
southern half of Beyer Boulevard East would be completed and operational in Phase 7.

Beyer Boulevard West

The extension of Beyer Boulevard West from Enright Drive to West Avenue is planned as a modified
4-lane Urban Collector. A portion of this segment is constrained by conserved land (see Figure 3-22,
Conserved Parcels in Relation to Beyer Boulevard West and refer to Section 3.5.7.3) and biological
conservation easements. As a result, an approximately 3,500-foot segment would be built with 2
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lanes with a reduced sidewalk (four feet width instead of 6.5 feet), parkway, and landscaping area
width (see blue hatched areas on Figure 3-20) to include wildlife crossing features (discussed further
below). All manufactured slopes surrounding Beyer Boulevard West would be revegetated with
native plant species consistent with the surrounding habitats. This segment of Beyer Boulevard West
would need to be completed and operational prior to occupancy of the 700 residential unit in
Phase 1.

A 6-foot-tall masonry wall would be constructed on the north side of Beyer Boulevard West to
provide separation and noise attenuation from the adjacent habitat. Two SDG&E access points with
gates are proposed along Beyer Boulevard West to provide ongoing access to SDG&E easements
and power lines within the surrounding open space. Four retaining walls have been incorporated
into the roadway design, largely to limit habitat impacts. Retaining walls include a 4-foot retaining
wall (approximately 2,600 linear feet in length), a 6-foot masonry retaining wall (approximately 370
linear feet in length), an 8-foot retaining wall (approximately 160 linear feet in length) and 12-foot
retaining wall (approximately 400 linear feet in length) along the north and south sides of Beyer
Boulevard West to minimize impacts to sensitive biological resources. See Figure 3-21, Beyer
Boulevard West Wildlife Crossings, Wildlife Fencing, Retaining Walls and Gates, for the location of
SDG&E access gates and retaining walls.

Implementation of Beyer Boulevard West requires various actions related to existing County of San
Diego (County) owned lands and conservation lands with California Department of Fish and Wildlife
(CDFW) easements. These actions are discussed in Section 3.5.7.3.

Wildlife Movement Features

Consistent with the assumptions in the FEIR, the design for Beyer Boulevard West would include a
wildlife overcrossing for large animals in addition to three small animal culvert/undercrossings
(identified as “Critter Crossing Culvert” on Figure 3-21). These wildlife movement features would be
installed concurrently within the construction of these portions of Beyer Boulevard. The
overcrossing is sited and designed to mimic the existing topographic conditions and convey animals
in the location of existing wildlife movement patterns at a high-use drainage swale area. The wildlife
overcrossing would be sited approximately 515 feet west of the Specific Plan area. Each end of the
overcrossing is designed to include flared entrances to encourage wildlife entry. Surrounding slopes
would be revegetated with native vegetation to match surrounding habitats. Wildlife fencing would
be incorporated, as discussed further below.

In addition to the wildlife overcrossing, three additional small animal crossing features are proposed
under Beyer Boulevard West. Three 6-foot-tall culverts, ranging from 103 to 105 feet in length, would
be installed to provide passage for small mammals between Moody Canyon and habitat areas to the
south. The culvert undercrossings would provide opportunities for small animal movement. The
culvert crossings would also be designed with a flare at the ends to encourage entry. While the
culverts are designed to convey drainage during rain events, the drainage design would ensure a
flood free crossing for animals during rain events.

Fencing is proposed along the length of Beyer Boulevard West on both the north and south sides to
prevent wildlife crossings along the roadway and to funnel wildlife toward the wildlife crossings.
Fencing on the north side of Beyer Boulevard West would be approximately 3,997-foot length, while
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fencing along the south side of Beyer Boulevard West would extend approximately 3,112 feet. Near
the western end of the proposed Beyer Boulevard West, where vehicular access is needed for an
SDG&E easement, a gate would be added on the north and south sides of the roadway that would
allow for vehicular entry while keeping wildlife from entering the roadway. The precise location
(elevation) of the fencing on the slope would be determined during the final engineering of Beyer
Boulevard West. The following are key design features related to the proposed wildlife overcrossing
and the three animal under crossings that would be implemented,

¢ Chain-link fencing would be installed along the length of Beyer Boulevard West. Fencing
would funnel wildlife toward the culvert undercrossings and the wildlife overcrossing, while
preventing wildlife from crossing the roadway.

e The height of the fencing would be based on the slope aspect in relation to the fence, with
fence heights being 6 feet up to 8 feet depending on the orientation of the slope. Fence
heights vary with topographic conditions to ensure adequate control of wildlife movement
away from the roadway. Where the fence is located mid-slope with a wildlife usage area
located above the fence line, the fence would need to be 8 feet tall. Where the fence is
located at grade or with a wildlife use area located downslope of the fence, a 6-foot fence
height would be sufficient.

o Wildlife fencing shall be buried 6 inches to prevent animals from burrowing under.
Additionally, a fine mesh shall be installed along the bottom two feet of the fence to prevent
small animal movement through the fence.

e The wildlife overcrossing surface shall be planted with native plants and native soil,
approximately 3 feet deep. Soils for the overcrossing shall originate from the surface layer of
surrounding native soils. As detailed in the project landscape plans, the following plant
palette is identified for the wildlife overcrossing:

o Coastal cholla (Cylindropuntia prolifera)

o California encelia/Bush sunflower (Encelia californica)
o Laurel sumac (Malosma lauring)

o Coast prickly pear (Opuntia littoralis)

o Bladderpod (Peritomna arborea)

o Lemonade berry (Rhus integrifolia)

o Black sage (Salvia mellifera)

o Mojave yucca (Yucca schidjgera)

o Purple needlegrass (Stipa pulchra)

o Small flowered needlegrass (Stijpa lepida)

e Native bushes (such as lemonade berry and laurel sumac) found in the area that attain 6- to
8-foot heights should be placed along the sides of the overcrossing to screen the road and
provide refugia.

e Micro-refugia (e.g., rock structures) shall be incorporated onto the overcrossing and
undercrossing surface for small animal stopping points/shelters.
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e Native plant landscaping on the southern slope at the wildlife overcrossing shall be designed
with vegetation that would grow densely to deter human views toward the overcrossing and
deter human use. Native cacti and other uninviting species shall be selected to deter human
access.

Beyer Boulevard West Between Enright Drive and East Beyer Boulevard/Otay Mesa
Road (San Ysidro)

As detailed in Figure 3-23, Beyer Boulevard West between Enright Drive and East Beyer Boulevard -
Interim Condition, Beyer Boulevard West in San Ysidro between Enright Drive and East Beyer
Boulevard/Otay Mesa Road would be improved with revised striping as a 2-Lane Collector with
buffered Class Il bike lanes within the existing ROW limits as part of Phase 1. This would be an
interim improvement that would ensure adequate roadway functioning until the final roadway
improvement is implemented as part of Phase 4 of the Specific Plan.

The ultimate improvement for this segment is a 4-lane Collector which would require acquisition of
ROW from the SYSD. The ultimate Beyer Boulevard West improvement for this segment is depicted
on Figure 3-24, Beyer Boulevard West Between Enright Drive and East Beyer Boulevard - Ultimate
Condition. The required timing for this improvement corresponds to the implementation of Phase 4
of the Specific Plan prior to the issuance building permits for the 3,301t dwelling unit (after the
construction of a second elementary school and a 17.6-acre public park), although it may be
implemented sooner. The ultimate improvement in this area would include the construction of an
approximately 950-linear-foot retaining wall ranging in height from 1 to 16 feet at its highest point
located along the northern side of the road adjacent to the SYSD property (see Figure 3-24).

c. Central Avenue

Central Avenue between Caliente Avenue and Beyer Boulevard East is addressed at the project-level.
This segment is planned as a 2-Lane Collector with buffered Class Il bike lanes. The standard cross-
section for a Two-Lane Collector, per the City's Street Design Manual, provides for two through lanes
with parallel parking on both sides of the street. However, per Section 3.4-1 of the OMCP, Class Il
bikeways would be provided along all new classified streets; therefore, a buffered Class Il bike lane
is proposed on each side of the street. Parking would be provided along most of the eastern half of
the proposed Central Avenue along the frontage of PA 8 and PA 9, which would consist of multi-
family development. Parking is proposed to be eliminated along the frontage of PA10 and a portion
of PA 9. This segment requires deviations to the Street Design Manual to eliminate parallel parking
on west side of Central Avenue adjacent to PA 10 and on east side of Central Avenue adjacent to PA
9 to accommodate buffered Class Il bicycle lanes instead of parking. This segment is constrained
due to the presence of a hardline vernal pool preserve associated with the Candlelight Project,
located immediately north of this roadway segment.

d. West Avenue and Street A

Phase 1 would also include the construction of West Avenue and Street A to provide access to PAs
11 through 14. Street A west of West Avenue would be constructed as a 2-Lane Collector with
buffered Class Il Bike Lane. West Avenue between where Beyer Boulevard West transitions to Beyer
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Boulevard East and Street A would be constructed as a 2-Lane Collector with Two-Way Center Left
Turn Lane with Class Il Bike Lane on the west side and Class | Bike Path on the east side. Between
Street A and Street C, West Avenue would be constructed as a Two-Lane Collector with Class Il Bike
Lane on the west side and Class | Bike Path on the east side.

e. SR-905 and Caliente Avenue Improvements

The project requires improvements to SR-905 and Caliente Avenue interchange. The improvements
detailed below shall be constructed and assured by permit and bond prior to the 2015t dwelling unit,
satisfactory to the City Engineer and California Department of Transportation (Caltrans) Engineer. All
improvements shall be completed and operational prior to occupancy of the 2015t dwelling unit.

SR-905 Westbound On-Ramp Widening

Widening the westbound SR-905 on-ramp at Caliente Avenue is proposed to ensure adequate
roadway operations as analyzed in the Phase 1 project-specific Local Mobility Analysis (Appendix J-4).
This improvement involves adding a lane within existing Caltrans ROW (Figure 3-25, State Route 905
and Caliente Avenue Westbound On-Ramp).

Restriping and Signal Modlifications at the Caliente Avenue Bridge over SR-905

Intersection reconfiguration at Caliente Ave/SR-905 westbound ramps is proposed to install a
second northbound left turn lane (through re-striping on the bridge over SR-905), construct a
second receiving lane to the on-ramp, and restripe the number one left-turn lane from 100 feet of
storage to 300 feet of storage (Figure 3-26, Caliente Avenue SR-905 Bridge Restriping and Signal
Improvements). Traffic signal modifications, designed to the satisfaction of the City Engineer and
Caltrans Engineer, would also be required.

SR-905 Eastbound On-Ramp Traffic Controller

The project would be required to upgrade the traffic controller at the intersection of Caliente Avenue
at SR-905 eastbound ramp to the satisfaction of the City Engineer and Caltrans Engineer prior to the
issuance of any building permit for Phase 1a.

f. EVA Road

South of the Specific Plan area is an established offroad vehicle route that is proposed to be
improved as an EVA Road to facilitate regional fire and emergency response. This road would be
improved as an EVA Road to provide secondary access if the Beyer Boulevard West connection to
San Ysidro is not constructed prior to the project’s 2015t unit. The City requires construction of a
secondary access route by the Project prior to occupancy of the project’s 201st unit to be approved
by the City Fire Marshal. Prior to the construction of the project’s 700th unit, the City would require
completion of Beyer Boulevard West by the Project to provide permanent access to the Specific Plan
area. Improvements to the EVA Road may be implemented by the Owner/Permittee or City Fire
Department.
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Improvements associated with the EVA Road would involve grading, scraping, and placement of
surfacing including concrete, asphalt, and/or decomposed granite or gravel. The road width would
be 20 feet wide in most places and would narrow to 14 feet in one location for approximately 114
feet to avoid sensitive environmental resources. Grading is required along portions of the road to
reduce the steepness and achieve a maximum 15 percent grade and resurfacing the roadway is
required in some areas due to the grade. Approximately 1.99 acres of grading would be required
with the remaining disturbance limited to scraping the road to achieve a consistently flat surface.
Approximately 0.74 acre of the roadway would require concrete surfacing where the ultimate grades
would be between 12 to 15 percent grade. A 0.12-acre portion of the road would require asphalt
where ultimate grades would be between 5 and 12 percent grades, while the remaining portions of
the road (approximately 2.09 acres at less than 5 percent grade) would be surfaced with compacted
decomposed granite or gravel for stabilization. Grading quantities include approximately 6,780 cubic
yards of cut and 8,220 cubic yards of fill, which is captured as part of the overall project-level grading
quantities due to grading balancing. Where grading is required, all slope disturbance would be
restored to native habitats consistent with the surrounding area. The resurfacing would involve
placement of decomposed granite, asphalt, and concrete surfacing in certain areas depending on
grade.

The EVA Road would provide a secondary access route south of the Specific Plan area to provide
secondary emergency only vehicle access prior to the occupancy of the 2015t dwelling unit of Phase
1 if Beyer Boulevard is not yet constructed. Prior to construction of the 700" unit, Beyer Boulevard
West and East would be constructed to provide permanent secondary access to the Specific Plan.
Ultimately, after build-out of Phase 2 and public roadways within the Specific Plan area, the EVA
Road would be accessed from the future intersection of South Caliente Avenue and D Street. The
road would be gated to prohibit public vehicular access. Beyond the trail access points, public access
would be prohibited with signage notifying the public to stay only on designated trails. Signage
would also be provided along the edges of the EVA Road to provide public notice that access to the
surrounding open space is prohibited, with the exception of access to formal primitive trails.
Manufactured slopes associated with the EVA Road would be revegetated with native plants
consistent with the surrounding habitats as detailed on the project landscape plans.

3.5.3.2 Parking

Phase 1 (PA 8 through PA 14) would include parking for each dwelling unit in addition to common
area parking for each PA. Parking would include surface parking and spaces with garages. Electric
vehicle parking, accessible parking, motorcycle parking, and bicycle parking would also be included
for each PA per SDMC requirements. See Table 3-8, Phase 1 Parking Summary, for a summary of
parking to be provided. All private drives less than 28 feet wide would prohibit parking on both sides
of the drive as required for emergency access.
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Table 3-8
Phase 1 Parking Summary

Total

Number Surface Parking | Common Electric

PA of - with Parking | ADA ) Motorcycle Bicycle*
Parking Vehicle
Spaces Garages | Spaces

Provided
8 406 72 334 52 5 9 19 111
9 243 53 190 32 3 6 10 57
10 340 80 260 44 4 8 13 78
11 424 88 336 55 4 6 17 101
12 201 49 152 26 2 3 8 46
13 425 85 340 56 4 6 18 102
14 249 57 192 33 3 4 11 58

PA = Planning Area; ADA = Americans with Disabilities Act
Source: Southwest Village VTM No. 2188969/Planned Development Permit/Site Development Permit.
*Bicycle storage/parking is included in each garage.

3.5.3.3 Bicycle Facilities

Consistent with policies in the OMCP, bicycle facilities would be included within PA 8 through PA 14
as depicted on Figure 3-8. With the implementation of Phase 1, a Class | bike path and buffered
Class Il bike lane would be installed along the northern side of Beyer Boulevard East between West
Avenue and Caliente Avenue. The ultimate improvement including the Class | bike path and buffered
Class Il bike lane along the southern side of this segment would be implemented in a future phase.
Class | bike paths are single-direction facilities adjacent to high automobile traffic areas outside the
curb-to-curb street and would be separated from traffic flow by street trees and landscaping in the
parkway landscaping area. Class | bike paths would include a minimum 5-foot travel lane for bicycles
and separate sidewalks for pedestrians. A minimum 2-foot striped buffer would be provided to
separate the bicycle path from the pedestrian area.

The remainder of the roads that would be constructed with Phase 1 would include buffered Class Il
bike lanes. Buffered Class Il bike lanes allocate a portion of the roadway for bicyclists by using
pavement striping and signage. Buffered Class Il bike lanes would be a minimum of 6 feet wide plus
a buffer with a minimum width of 2 feet between the bike lane and the vehicle travel lane. The
buffer would be defined by painted markings on the road. Bike sharrows would be included along
west of Street C between Street A and West Avenue. In addition, shared multi-use path for
pedestrians and bicyclists would be provided to serve as a connector trail by improving access and
facilitating connections between and through development (see Figure 3-9). West of the Specific Plan
area, bicycle facilities along Beyer Boulevard West would include 5-foot wide Class Il bike lanes on
each side and 2-foot wide buffer of the road due to environmental constraints (see Section
3.5.3.1.b).

3.5.3.4 Pedestrian Facilities

Consistent with the policies of the OMCP, sidewalks would be provided throughout the Phase 1 area
on all major streets and private drives (refer to Figure 3-9). Sidewalks would be illuminated with
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pedestrian-scaled lighting. Community wayfinding signs would be installed throughout the
community. Paseos would be provided throughout the Phase 1 area to serve as connections for
public access between and throughout Southwest Village and to the outer trail network. Refer to
Section 3.5.4.2 for a discussion of the proposed trail network.

3.5.4 Recreational Facilities, Parks, and Open Space

3.5.4.1 Recreational Amenities and Private Parks

In addition to residential uses, Phase 1 would provide active recreational open space including
pocket parks and paseos within the VTM. Parks would be developed in phases concurrent with the
development of the residences and would be managed by the homeowners association (HOA). Park
amenities would potentially include: play areas, open turf, shade structures, overlook areas, dog
parks, benches, picnic tables, barbeque areas, chaise lounges, sighage, community garden plots,
bike racks, parking areas, exercise stations, bocce ball areas, and step seating. Concept pocket park
designs for PAs 8 through 14 are depicted on Figure 3-27, Planning Area 8, 9, and 10 Pocket Park
Concept Designs, Figure 3-28, Planning Area 10, 11, and 12 Paseos and Pocket Park Concept Designs,
and Figure 3-29, Planning Area 13 and 14 Paseos and Pocket Park Concept Designs. All designs are
concept designs at this time as final park designs for public parks (e.g., pocket parks, trail amenity
areas, etc.) that are proposed to meet population-based park requirements shall be designed
through a public input process per Council Policy 600-33. As detailed on Sheets 33 and 34 of the
project-level plans, certain recreational amenities are intended to satisfy population-based park
requirements including 4.33 acres of pocket parks, 1.18 acres of paseos, and 0.10 acre of trail
amenities. A recreation easement would be placed over all publicly accessible recreational amenities
and a public pedestrian and vehicular access easement would be provided to ensure public
accessibility to recreational amenities.

3.5.4.2 Trails

Trails proposed for implementation as part of Phase 1 include the perimeter trail located along the
western perimeter of PAs 10, 12, and 14 (Figure 3-30, 7rails Network Phasing). A sidewalk proposed
along Beyer Boulevard West would provide a pedestrian connection west to San Ysidro from the
Specific Plan area. Future development of Phase 2 trails is evaluated as part of the project-level
grading footprint, but would be implemented as a condition of Phase 2 development.

All trails would be used as public open space and recreation areas. The perimeter trail would include
trail amenity areas along various points, where amenities such as benches, picnic tables, lighting,
exercise stations, and other amenities would be provided. Conceptual trail amenities are depicted
on Figure 3-31, Perimeter Trail Amenities.

From the perimeter trail, access to the primitive trail network would be via an existing road that
would become an EVA Road and would be provided concurrently with Phase 2 development. The
road would provide access to proposed primitive trails within the surrounding open space. Primitive
trails are for passive recreational use for walking, hiking, and mountain bike recreation. Trail
improvements would include trail stabilization, erosion control, and closure of unauthorized trail
routes in proximity to proposed formal trail alignments.

Southwest Village Specific Plan Subsequent EIR
Page 3-36



3.0 Project Description

Restoration of existing disturbed trail alignments and disturbed habitats is proposed around the
Phase 2 primitive trail (see Figure 3-30). Restoration of disturbed trail alignments is proposed where
disturbance is located within 50 feet of a proposed primitive trail (100 feet total width). A trail
restoration plan has been prepared as a project design feature and is included as Attachment 1 of
the Biological Resources Report for the Southwest Village Specific Plan (see Appendix C). The trail
restoration effort would include habitat enhancement in areas of disturbed coastal sage scrub,
disturbed maritime succulent scrub, and disturbed aquatic resources. Habitat restoration would be
implemented in areas of disturbed lands and non-native grasslands. Where disturbed aquatic
resources including disturbed wetlands and vernal pools are located within the restoration corridor,
those resources would be enhanced through removal of non-native species when no ponding is
present.

The trail restoration plan includes details including site preparation, plant production and
installation, seed application methods, and irrigation methods, a proposed schedule, and success
criteria, along with measures to ensure the restoration effort does not result in significant impacts to
rare plants, sensitive wildlife or aquatic resources.

The main east west primitive trail proposed as a Phase 2 component is an existing access road that
would ultimately be narrowed through restoration to a primitive trail. However, the existing access
road would be retained in the interim to allow access to restoration areas proposed within the open
space lands (wetland and Otay tarplant restoration areas proposed as project mitigation). The
requirement for trail establishment and restoration would be timed to occur after the completion of
the establishment period for these restoration areas to ensure vehicular access remains available to
implement the required mitigation.

3.5.5 Landscaping and Brush Management
3.5.5.1 Landscaping

Policy 6.1-3 of OMCP and Section 5.6.13 of FEIR assumed project level brush management programs
per the LDC would be required. Consistent with this, a landscape plan has been prepared covering
PAs 8 through 14 in addition to Beyer Boulevard West. Landscape details for these areas are
discussed below and detailed on the project landscape plans. Landscape plans include plant palettes
for various areas within Phase 1 including a Neighborhood Plant Palette, Streetscapes and Entries
Plant Palette, Developed Parks Plant Palette, Interior Slope Pant Palette, Exterior Slopes Plant
Palette, Trailhead Plant Palette, MHPA Adjacent Lands and BMZ 2 Plant Palette, and a Wildlife
Overcrossing Plant Palette (Rick Engineering 2025; plant palettes provided in Specific Plan Appendix
A).

Landscaping improvements within HOA and public ROW would be provided in conformance with the
approved landscape plan and the Landscape Standards of the Land Development Manual. Private
drives and major streets within Phase 1 would be lined with trees. Trees and landscaping are
proposed at pocket parks and within all manufactured slopes. The trees and species proposed for
PAs 8 through 14 and Beyer Boulevard West slopes are defined in the project landscape plans.
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Slopes adjacent to open space would be planted with the MHPA Adjacent Lands and BMZ 2 Plant
Palette which contains only native species consistent with the surrounding habitats (Figure 3-32,
Slope Revegetation Areas). The native plant palette for the slopes adjacent to natural open space
areas would include the following species which correspond to the “MHPA Adjacent Lands and
Brush Management Zone 2 (BMZ 2) Plant Palette™:

e coastal deerweed (Acrmispon glabervar. glaber)

e ocean locoweed (Astragalus trichopodusvar. lonchus)

e (California encelia (Encelia californica)

e (California matchweed (Gutierrezia californica)

e coastal goldenbush (/socoma menziesii)

e laurel sumac (Malosma lauring)

e purple needle grass (Stipa pulchra)

e white sage (Salvia apiana)

e Mojave yucca (Yucca schidigera)

e western blue-eyed grass (Sisyrinchium bellum)

e blue dicks (Dipterostemon capitatus [=[Dichelostemma capitatum])

e San Diego bur-sage (Ambrosia chenopodiifolia)

e (California sand-aster (Corethrogyne filaginifolia)

e saw-toothed goldenbush (Hazardia squarrosa)

o caterpillar phacelia (Phacelia cicutariavar. hispida)

e bladderpod (Peritoma arborea)

e jojoba (SimmondSsia chinensis)

o foothill needle grass (Stipa /epida)

e fascicled tarweed (Deinandra fasciculata)

e (California adolphia (Adolphia californica)

e (California box-thorn (Lycium californicum)

e coast cholla (Cylindropuntia prolifera)

e coast prickly-pear (Opuntia littoralis)

o cliff spurge (Euphorbia misera)
An exterior manufactured slope plant palette is identified adjacent to the MHPA planted areas as
detailed on Figure 3-32 and along all other exterior slope areas. This plant palette is shown on the

project landscape plan and includes native species and additional native groundcovers and native
tree species including coast live oak (Quercus agrifolia), Nuttall's scrub oak (Quercus dumosa), and
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blue elderberry (Sambucus mexicana). The wildlife overcrossing plant palette is described in
Section 3.5.3.1.b.

3.5.5.2 Signage, Walls, and Fencing
a. Signage

Implementation of Phase 1 would include a variety of sighage, walls and fencing depicted on the
project plans. Final colors and materials of signage is not finalized at this time; however, all signage
would be required to be consistent with the Specific Plan signage design specifications that address
entry monuments, wayfinding and gateway signage, and interpretive signage. Refer to the Specific
Plan (see Figures 3-11 and 3-12) for concept signage design and locations where signage would be
installed. A Comprehensive Sign Plan, processed as a Neighborhood Use Permit Process Two, per
SDMC Section 141.1103, would be submitted during the building permit and site infrastructure
process to allow any signs that exceed the allowance of the citywide sign regulations.

b. Walls and Fencing

A variety of walls and fencing are proposed with the implementation of the residential component of
Phase 1. Walls and fencing associated with Beyer Boulevard West are discussed in SEIR Section
3.5.3.1.b. Typical fencing and walls in relation to duplex and single-family unit types are depicted on
Figure 3-33, Wall and Fence Types, with the associated wall and fence detail depicted on Figure 3-34,
Wall and Fence Legend. As shown, walls include masonry walls, partial view fire-rated walls, wood
privacy fencing, partial view fencing, retaining walls with fencing, tubular steel fencing, and wood
post and rail fencing associated with the trails and open space areas.

3.5.5.3 Brush Management

Brush management is required on all premises that are within 100 feet of a structure and contain
native or naturalized land. Vegetation management within BMZ 2 would be consistent with Land
Development Manual Landscape Standards, Section Ill: Brush Management. The Landscape
Standards requires BMZ 2 plants to not be cut below six inches which allows for impacts to native
habitats to be avoided. All manufactured slopes within BMZ 2 would be revegetated with native
species. Fire management within BMZ 2 would be the responsibility of a private entity (e.g., HOA). All
BMZ 2 areas would be protected in a covenant of easement to ensure permanent protection of the
habitat while providing allowance for ongoing vegetation management for fire protection purposes.

a. Phase 1 Brush Management

Brush management is proposed along the boundaries of the Phase 1 residential development area
where development areas are located adjacent to open space, including PAs 10, 12, and 14. Brush
management associated with Phase 1 consists of Zone 1 and Zone 2, which are shown on Figure 3-
35, Phase 1 Brush Management. Zone 1 would be a 35-foot minimum width, while Zone 2 would be
65 feet wide, except where alternative compliance areas are noted. Final layouts of BMZs may
exercise zone reduction provisions set forth under SDMC Section 142.0412(f) (Figure 3-36, Brush
Management Zone Cross Sections).
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Alternative compliance is proposed in PA 10 (dwelling units 13 through 19, 27 through 29, and
buildings 52 through 54), PA 12 (dwelling units 63 and 88 through 98), and PA 14 (dwelling units 117
thorough 135) due to constraints related to adjacency to open space preserves (refer to Figure 3-37,
Brush Management Adjacent to Planning Area 10, and Figure 3-38, Brush Management Adjacent to
Planning Areas 12 and 74). Dwelling units with alternative compliance BMZs would be required to
comply with the City's FPB Policy B-18-01, “Mitigation for Reduced Brush Management Zones".
Alternative compliance would generally include installation of fire rated walls, upgraded openings
with dual-glazed, dual-tempered panes along brush side of structures plus a 10-foot perpendicular
return along adjacent wall faces. Where glass panes are proposed adjacent to open space, bird safe
glass would be used to prevent bird collisions. Bird safe glass would include the use of glass with
ultraviolet reflective patterns visible to birds but transparent to the human eye (such as GlasPro Bird
Safe Ultraviolet Reflective Glass), or etched or patterned glass that provide a visual barrier.
Patterned or etched glass would have vertical stripes at least % inch wide with a maximum spacing
of 4 inches, or horizontal stripes that are at least % inch wide with a maximum spacing of 2 inches.

All BMZ 1 and 2 areas would be outside of both existing and proposed MHPA. Vegetation
management within BMZ 2 would be consistent with the Land Development Manual Landscape
Standards, Section Ill: Brush Management which requires BMZ 2 plants to not be cut below six
inches which allows for impacts to native habitats to be avoided.

All manufactured slopes within BMZ 2 would be revegetated with native species and would be
protected through a covenant of easement. Fire management within BMZ 2 would be the
responsibility of a private entity (e.g., HOA). The easement would ensure permanent protection of
the habitat while providing allowance for ongoing vegetation management for fire protection
purposes. Refer to Section 3.5.5.1 for the landscape plant palette allowed within MHPA adjacent and
BMZ 2 areas.

3.5.6 Infrastructure

The FEIR assumed adequate public facilities to be provided for vacant areas at time of development
and in accordance with the 2014 Public Facilities Financing Plan (City of San Diego 2014), as updated
in 2015. The following describes the public facilities proposed to serve the project-level areas. Utility
infrastructure described below would be constructed, managed, and maintained in perpetuity, and
these activities are included as a part of this project.

3.5.6.1 Drainage/Storm Water

Phase 1 includes catch basins and storm drains to capture and treat storm water. The proposed
water quality BMPs for the project would treat anticipated pollutants to the maximum extent
practicable prior to discharge. Bioretention basins and proprietary devices (modular wetlands)
would be utilized to meet the requirements of the City’s storm water standards. The project
drainage design involves on-site detention of storm water in underground vaults to capture, treat
and control storm water flow volumes.

The overall drainage characteristics in the post-project condition would remain similar to the pre-
project condition for the residential areas associated with Phase 1a, with drainage discharging to the
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west at the bottom of the slopes providing flows toward existing drainages within Moody Canyon.
Where storm water flows would be discharged within the surrounding open space, flow volume and
velocities are designed to mimic existing conditions. Refer to Figure 3-19 for the location of two
drainage discharge points located at the west side of Phase 1a.

Drainage associated with the proposed Beyer Boulevard West and residential development areas
south of Beyer Boulevard West would be diverted either to the west through a culvert system in
Beyer Boulevard West to a proposed detention basin at the west end of Beyer Boulevard West or to
the south/southeast toward Spring Canyon. The drainage that would flow west within Beyer
Boulevard West would collect at a planned detention basin to be shared with the City's planned
Beyer Park. Refer to Figure 3-19 for the location of drainage facilities/outfalls and discharge points.

Due to a prehistoric landslide complex located within the surrounding open space areas, infiltration
of storm water into the mesa top areas would not be supported for geotechnical stability reasons.
This constraint dictated the storm water drainage design for the project including detention in vaults
and conveyance of drainage to the lower reaches of surrounding slopes.

Underground drainage conveyance pipes would be installed to convey drainage toward lower
elevations, outside of the landslide formation to the bottom of Spring Canyon (refer to Figure 3-19)
At the outlet of pipe where it surfaces, riprap would be installed. Flows would be controlled to
manage velocities to avoid erosive conditions. Following installation of the drainage pipes, the
disturbance areas would be revegetated with native species. The spring canyon drainage outfall
would require a 20-foot-wide public storm drain easement (see VTM Sheet 27).

The Phase 2 rough grading areas would be used as a soil borrow site during development of the
Phase 1 areas and would include interim construction BMPs to manage storm water. Drainage
associated with the proposed EVA Road south of South Caliente Avenue would continue to be
conveyed via existing ditches to an existing Federal drainage collection facility adjacent to the border
fence and no drainage or storm water improvements are proposed for the EVA Road.

3.5.6.2 Water

Implementation of water facilities to serve the VTM would occur in phases. The first 800 units would
be provided by extending the existing parallel 16-inch water lines in Caliente Avenue into the Phase
1a area (Figure 3-39, Phase 1a Water Facilities). Based on the remaining hydraulic capacity in the 680
Zone and accounting for anticipated development projects, the existing 680 Zone is sufficient to
provide water services to all of Phase 1, up to 800 units, which may include portions of Phase 2
development areas. Although the existing 680 Zone public water system serviced by the Ocean View
Hills water booster station would be sufficient for Phase 1, the project-level analysis addresses the
construction of off-site water lines that would ultimately connect to the Princess Park Pump Station
via Beyer Boulevard West and Otay Mesa Road (Figure 3-40, Proposed Water System). Overall, the
project-level analysis addresses the implementation of 4,987 linear feet of water pipelines located
outside of PA 8 through PA 14 and Beyer Boulevard West and East within the project-level areas.
Water pipeline improvements include a 16-inch water line connection within proposed Beyer
Boulevard West, extending west within existing Beyer Boulevard West in San Ysidro and north within
Otay Mesa Road and Otay Mesa Place, connecting to the Princess Park Pump Station located at 1740
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Masterson Lane. Construction of water and sewer lines would require installation using a backhoe
straddling the new pipeline installation trench, requiring a disturbance width of 20 feet along
pipeline installation locations.

The project would include the installation of private water lines within private drives throughout PA
8 through PA 14, connecting to the proposed 16-inch public water line within the public roadways
including Central Avenue, West Avenue and Beyer Boulevard West and East (see Figure 3-40). The
water system would be designed and constructed in accordance with the criteria established within
the current California Building Code (CBC), and any proposed water facilities within the public ROW
or public easement would be designed and constructed in accordance with the criteria established
within the City's current water and sewer facility design guidelines, regulations, standards and
practices.

To ensure the existing Ocean View Hills Pump Station (OVHPS) would have continued reliable
operation for the project, the following improvements are proposed to serve Phase 1a (and up to
1,272 units):

e Perform pump efficiency testing for all three pumps at OVHPS and submit a summary
report.

¢ Update communications and Supervisory Control and Data Acquisition hardware to the
current cellular platform.

Upon completion of public water pipeline extensions to the Princess Park Pump Station,
improvements would be required to make the facility operational including electrical, controls, and
telemetry upgrades.

3.5.6.3 Wastewater

The project proposes on-site gravity sewer lines ranging from 8-inch to 15-inch diameter, as well as a
minimum of two regional sewer pump stations with a potential for several smaller pump stations
throughout the Specific Plan area. Force mains ranging from 6-inch to 8-inch diameter conveying
flow from the proposed on-site sewer pump stations to gravity collector sewers on-site within the
Specific Plan area would also be constructed. The project's on-site sewer system would consist of a
combination of 8-inch to 18-inch gravity sewer pipes to be installed beneath proposed roadways.
Portions of the Specific Plan area are positioned topographically downhill of existing and other
proposed sewer facilities, which would necessitate the construction of pump stations.

Sewer service to the VTM would be provided in phases. Sewer service to Phase 1a would be
provided via a temporary private sewer pump station and constructing dual force mains in Caliente
Avenue up to an existing 18-inch trunk sewer line in Caliente Avenue. The pump station would be a
duplex submersible pump with either precast concrete or fiberglass wet well, pump control panel,
emergency generator or emergency storage, and odor control system (if needed). The private sewer
pump station would include a permanent emergency power generator or emergency storage so that
sewage pumping can be maintained during power outages. The pump station would be designed
with redundant pumps to ensure operation if one is out of service. The proposed Phase 1a system is
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depicted on Figure 3-41, Phase 1a Sewer Facilities. The temporary pump station would be removed
after the permanent sewer facilities are completed to serve Phase 1.

The second phase of wastewater infrastructure improvements to serve Phase 1b would either be
served by another private temporary sewer pump station or the ultimate public sewer connection
planned within Beyer Boulevard West and East. A second private temporary sewer pump station
would be located just south of the planned Beyer Boulevard West to serve the southern portion of
Phase 1. Refer to Figure 3-42, Phase 1b Sewer Facilities, for the location of both the Phase 1a and
Phase 1b temporary sewer pump stations. Both stations would be privately owned and operated
and would be removed after the ultimate public infrastructure improvements are installed.
Specifications for the Phase 1b pump station would be the same as the Phase 1a station described
above. The pump stations would pump sewage via private force mains to an existing 18-inch trunk
sewer line in Caliente Avenue.

Figure 3-13 identifies the overall Specific Plan sewer facilities, with the public sewer facilities required
to be improved with Phase 1 highlighted in yellow. As shown, the Implementation of Phase 1 would
require the construction of public sewer facilities within public roads within and adjacent to the
development area. Additionally, upgrades to existing sewer lines in East Beyer Boulevard are
required to serve Phase 1. Existing 12-inch sewer lines within Otay Mesa Road and East Beyer
Boulevard south of Otay Mesa Road in San Ysidro require upgrading to a 27-inch line. Additionally,
an existing 15-inch line located just south of East San Ysidro Boulevard and Center Street requires
upgrades to a 30-inch line.

The ultimate sewer infrastructure to serve the project would include the construction of a 15-inch
and 18-inch gravity sewer pipeline within Beyer Boulevard West and East, connecting to facilities in
San Ysidro (Figure 3-13). Off-site sewer improvements would be public facilities and would be
constructed in existing public streets and/or rights-of-way.

The VTM's on-site public sewer system would be composed of 8-inch, 12-inch, 15-inch, and 18-inch
diameter gravity sewer piping consistent with the master planning for the OMCP area and with the
anticipated requirements for the Specific Plan (see Figure 3-13). Gravity sewer pipelines in Beyer
Boulevard West and East would serve VTM 1 in addition to the entire Specific Plan area and are sized
to account for build-out of the area. While VTM 1 can be served entirely by gravity flow, future
phases of the Specific Plan would require pump stations.

The sewer infrastructure would include the construction of approximately 5,176 linear feet of sewer
pipelines. On-site sewer facilities are proposed to be a combination of public and private facilities.
Public sewer facilities would be located within Beyer Boulevard West and East, West Avenue, Street
A, and a segment within a 26-foot-wide easement in PA 8 (see Figure 3-42). Internal streets within
the residential areas would be improved with private onsite sewer systems designed to maintain a
minimum of 1 percent slope to meet plumbing code standards and/or designed in accordance with
the City Public Utilities Department Sewer Design Guide.
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3.5.6.4 Utilities

SDG&E would provide electricity and natural gas to the project. Utilities necessary to serve the
proposed uses would be installed in conjunction with development of the site. Improvements to
electricity, natural gas, and communication systems infrastructure would take place within streets in
proximity to existing facilities.

Two existing 12-kilovolt electrical overhead transmission lines currently cross over Beyer Boulevard
West. A utility pole located on Beyer Boulevard West supporting the western transmission line would
be relocated within the development footprint of Beyer Boulevard West. The eastern overhead
transmission line would be temporarily relocated along the eastern edge of the Phase 1 boundary as
an overhead transmission line. Prior to the construction of Phase 1 residential development in this
area, the transmission line would be converted to an underground line to be relocated along the
eastern edge of the Phase 1 boundary. All proposed utilities and existing overhead utilities would be
placed underground consistent with of the requirements of the SDMC.

3.5.6.5 Solid Waste

Phase 1 would generate solid waste during construction and operation. A Waste Management Plan
(WMP) (Appendix L) has been prepared for the project, which outlines strategies that would be
incorporated into the project design to minimize waste generation. As discussed in the WMP, the
project would provide recycling and diversion strategies to divert waste from the landfill. Refuse,
organic materials, and recycling would be picked up by a private waste management company
consistent with City requirements. The project would implement ongoing waste reduction measures
to ensure landfill waste is minimized. Each residential unit would include the minimum required
square footage for storage of refuse, recycling, and organic waste bins.

3.5.7 Furby North Preserve Revegetation

Geotechnical reconnaissance occurred in the County Furby North Preserve lands as part of project
planning. Because the geotechnical effort occurred in the City of San Diego, it required an
Information Bulletin (IB)-560 permit. The geotechnical reconnaissance required grading of
temporary access roads leading to three boring locations and two trench locations. The temporary
impact areas included areas outside the Specific Plan area, including County Furby North Preserve
lands with Diegan coastal sage scrub. Consistent with City revegetation procedures and dictated by
the IB-560 permit, the temporary impacts on Furby North Preserve lands (outside of existing
established access roads) would be revegetated in place (1:1 ratio) with Diegan coastal sage scrub.
The temporary impacts to be revegetated total 0.32 acre as illustrated on Figure 3-14. The
revegetation of these areas would follow the City's typical 25-month timeframe standard for
revegetation of temporary impacts (City Whitebook standards).
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3.6  Project Design Features

3.6.1 Program-level Project Design Features

The Specific Plan includes policies that would be implemented as future program-level development
is proposed. The following design features were identified for future program-level development.
Additional project design features associated with program-level development areas would be
defined as part of future entitlement applications as needed.

3.6.1.1 Visual Effects and Neighborhood Character

a. Landscaping Screening for Retaining Walls

Where walls that are visible to the public are greater than 6 feet in height and over 50 linear feet, the
Owner/Permittee shall ensure installation of landscape screening to the satisfaction of City
Development Services Department (DSD) Landscape Analysis Section.

3.6.1.2 Biological Resources

a. Bird Safe Glass

Where alternative compliance requires walls with glass panes for fire safety adjacent to open space
within Phase 1 or 2, the Owner/Permittee shall ensure installation of bird safe glass to prevent bird
collisions to the satisfaction of the Multiple Species Conservation Program (MSCP) and City Engineer.
Bird safe glass shall include the use of glass with ultraviolet reflective patterns visible to birds but
transparent to the human eye (such as GlasPro Bird Safe Ultraviolet Reflective Glass), or etched or
patterned glass that provide a visual barrier. Patterned or etched glass shall have vertical stripes at
least % inch wide with a maximum spacing of 4 inches, or horizontal stripes that are at least % inch
wide with a maximum spacing of 2 inches in accordance with the guidance provided in the U.S. Fish
and Wildlife Service (USFWS) publication Low-Cost Methods to Reduce Bird Collisions with Glass
prepared June 4, 2021 (USFWS 2021; https://www.fws.gov/media/low-cost-methods-reduce-bird-
collisions-glass).

3.6.2 Project-level Project Design Features

The following project-level design features shall be implemented as part of the project.
3.6.2.1 Biological Resources

a. Trail Restoration

Where project disturbance is located within 50 feet of a proposed primitive trail (100 feet total
width), the Owner/Permittee shall ensure restoration of disturbed trail alignments be completed
with the establishment of formal primitive trails (4 feet wide maximum) prior to dedication of land to
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the City or other entity for long-term management. Restoration within the 100-foot wide trail buffer
shall be limited to disturbed areas, including existing disturbed trail alignments that are not planned
to be part of the formal trail network and non-native grassland and disturbed habitat areas located
within the 100-foot wide trail buffer. Habitat enhancement shall occur within disturbed maritime
succulent scrub, disturbed wetlands, and vernal pools and all other native habitats and jurisdictional
resources shall be left in their existing condition. Trail restoration shall occur pursuant to the Trails
Restoration Plan prepared by Recon Environmental dated August 2024 for the project to the
satisfaction of the City DSD's Mitigation Monitoring Coordination (MMC) and MSCP.

b. Artificial Burrows

Prior to any ground disturbance within areas containing San Diego button celery, San Diego barrel
cactus, snake cholla, Quino Checkerspot butterfly host or nectar plants, vernal pools, or suitable
habitat for western spadefoot, the Owner/Permittee shall ensure installation of a berm within the
proposed vernal pool and Quino checkerspot butterfly (Euphydryas editha quino) restoration area
that shall provide habitat for burrowing owl (Athene cunicularia). The berm is to include pilot holes
offering artificial burrow locations within the project's mitigation lands in order to expand
opportunities for burrowing owl nesting locations within the Otay Mesa area. Berm construction
shall be completed pursuant to the Vernal Pool and Quino Checkerspot Butterfly Mitigation Plan
prepared by Recon Environmental dated November 11, 2024 for the project to the satisfaction of the
DSD’'s MMC, MSCP, and Wildlife Agencies. The berm with artificial burrows shall be completed by the
Owner/Permittee prior to dedication of land to the City or other entity for long-term management.

c. Bird Safe Glass

Where alternative compliance requires walls with glass panes for fire safety adjacent to open space
within Phase 1 or 2, bird safe glass shall be used to prevent bird collisions to the satisfaction of the
MSCP, and City Engineer. Bird safe glass shall include the use of glass with ultraviolet reflective
patterns visible to birds but transparent to the human eye (such as GlasPro Bird Safe Ultraviolet
Reflective Glass), or etched or patterned glass that provide a visual barrier. Patterned or etched glass
shall have vertical stripes at least % inch wide with a maximum spacing of 4 inches, or horizontal
stripes that are at least % inch wide with a maximum spacing of 2 inches in accordance with the
guidance provided in the USFWS publication Low-Cost Methods to Reduce Bird Collisions with Glass
prepared June 4, 2021 (USFWS 2021; https://www.fws.gov/media/low-cost-methods-reduce-bird-
collisions-glass).

d. Wildlife Crossings

Beyer Boulevard West shall be designed, constructed, and maintained to allow for wildlife movement
through a wildlife overcrossing and three culverts to the satisfaction of MSCP, the City Engineer, and
the City Parks and Recreation Department. For consistency with the City MSCP Subarea Plan and Area
Specific Management Directives for Otay Mesa, a 32-foot by 60-foot wildlife overcrossing shall be sited
across Beyer Boulevard West approximately 515 feet west of the Specific Plan area boundary in the
location of existing high use wildlife movement patterns through an existing drainage swale area. Each
end of the overcrossing shall be designed to mimic the existing topographic conditions and include
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flared entrances to encourage wildlife entry. Surrounding slopes shall also be revegetated with native
vegetation to match surrounding habitats.

In addition to the wildlife overcrossing, three additional small animal crossing features shall be
provided as part of the Beyer Boulevard extension where it crosses conserved lands. The three
undercrossings shall include minimum 6-foot-tall culverts, ranging from 103 to 105 feet in length,
and shall be installed to provide passage for small mammals between Moody Canyon and habitat
areas to the south. The culvert crossings shall also be designed with flares at the ends to encourage
entry.

Wildlife fencing shall be installed concurrently during the construction of Beyer Boulevard West.
Fencing shall be constructed along the length of Beyer Boulevard West on both the north and south
sides to prevent wildlife crossings along the roadway and to funnel wildlife toward the wildlife
crossings. Near the western end of the proposed Beyer Boulevard West, where vehicular access is
needed for an SDG&E easement, a gate shall be added on the north and south sides of the roadway
to allow for vehicular entry while keeping wildlife from entering the roadway. The precise location
(elevation) of the fencing on the slope shall be determined during the final engineering of Beyer
Boulevard West. The following are key design features related to the wildlife overcrossing and the
three animal under crossings that shall be implemented:

1. Chain-link fencing shall be installed along the length of Beyer Boulevard West. Fencing would
funnel wildlife toward the culvert undercrossings and the wildlife overcrossing, while
preventing wildlife from crossing the roadway.

2. The height of the fencing shall be based on the slope aspect in relation to the fence, with
fence heights being 6 feet up to 8 feet depending on the orientation of the slope. Fence
heights shall vary with topographic conditions to ensure adequate control of wildlife
movement away from the roadway. Where the fence is located mid-slope with a wildlife
usage area located above the fence line, the fence shall be 8 feet tall. Where the fence is
located at grade or with a wildlife use area located downslope of the fence, a 6-foot fence
height will be sufficient.

3. Wildlife fencing shall be buried 6 inches to prevent animals from burrowing under.
Additionally, a fine mesh shall be installed along the bottom two feet of the fence to prevent
small animal movement through the fence.

4. The wildlife overcrossing surface shall be planted with native plants and native soil,
approximately 3 feet deep. Soils for the overcrossing shall originate from the surface layer of
surrounding native soils. The following plant palette is identified for the wildlife overcrossing:

o Coastal cholla (Cylindropuntia prolifera)

o California encelia/Bush sunflower (Encelia californica)
o Laurel sumac (Malosma lauring)

o Coast prickly pear (Opuntia littoralis)

o Bladderpod (Peritomna arborea)

o Lemonade berry (Rhus integrifolia)
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o Black sage (Salvia mellifera)

o Mojave yucca (Yucca schidjgera)

o Purple needlegrass (Stipa pulchra)

o Small flowered needlegrass (Stijpa lepida)

5. Native bushes (such as lemonade berry and laurel sumac) found in the area that attain 6- to
8-foot heights shall be placed along the sides of the overcrossing to screen the road and
provide refugia.

6. Micro-refugia (e.g., rock structures) shall be incorporated onto the overcrossing and
undercrossing surface for small animal stopping points/shelters.

7. Native plant landscaping on the southern slope at the wildlife overcrossing shall be designed
with vegetation that would grow densely to deter human views toward the overcrossing and
deter human use. Native cacti and other uninviting species shall be selected to deter human
access.

A Long-Term Management and Monitoring Plan prepared by RECON Environmental dated August
2024 for the project shall be implemented to ensure all of the wildlife movement features proposed
along Beyer Boulevard are monitored and managed for a period of 10 years to evaluate the
functioning of the wildlife crossings. The parties involved in the implementation and long-term
management of the wildlife movement features include the party constructing Beyer Boulevard, the
Streets Division, and the City Parks and Recreation Department. The Streets Division shall be
responsible for maintaining the structural components of the wildlife overcrossing. The City Parks
and Recreation Department or its designee shall be responsible for implementing the Long-Term
Management and Monitoring Plan for the 10-year monitoring period, and ultimately the Streets
Division shall be responsible for maintenance of Beyer Boulevard and all associated wildlife
movement features in perpetuity. The purpose of the monitoring period is to evaluate the success of
the wildlife overcrossing and allow for adaptive management as needed to support its functionality.
An endowment established by the party constructing Beyer Boulevard shall be provided to fund the
management and monitoring of the wildlife features for the 10-year period in addition to ongoing
funding in perpetuity to support regular maintenance and monitoring.

3.6.2.2 Noise

a. Temporary Pump Station Enclosures

The Owner/Permittee shall ensure all noise producing equipment such as electric pumps; heating,
ventilation, and air conditioning units; and emergency generators associated with temporary sewer
pump stations within Phase 1 be located within a masonry block building. This shall be confirmed to
the satisfaction of the City Engineer prior to issuance of the first residential occupancy permit(s) in
Phase 1.
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b. Noise Walls

The Owner/Permittee shall ensure installation of a 6-foot barrier along the southern perimeter of
the backyards along East Beyer Boulevard between West Avenue and Central Avenue in PA 10 at
dwelling units 1 through 4 and buildings 35 and 36 prior to occupancy of said structures. The
installation of such barriers shall be confirmed to the satisfaction of the City Engineer prior to the
issuance of an occupancy permit for said structures.

c. Balcony Railings

The Owner/Permittee shall ensure installation of a 3.5-foot solid balcony railing at balconies facing
Beyer Boulevard East and West, West Avenue, and Caliente Avenue in PA 8 at buildings 1, 12, 13, 16,
17,18, 19, 20, and 21; and in PA 11 at buildings 75, 76, 80, 81, 82, and 83. The installation of such
railings shall be installed to the satisfaction of the City Engineer prior to the issuance of an
occupancy permit for said structures.

3.6.2.3 Wildfire Hazards

a. Alternative Compliance

Prior to occupancy of dwelling units in PA 10 (dwelling units 13 through 19, 27 through 29, and
buildings 52 through 54), PA 12 (dwelling units 63 and 88 through 98), and PA 14 (dwelling units 117
through 135), the Owner/Permittee shall comply with the City’s FPB Policy B-18-01, “Mitigation for
Reduced Brush Management Zones"” (CFC Chapter 49, CBC Chapter 7A, California Residential Code
Section R337, SDMC Section 142.0412). Alternative compliance shall generally include increased fire
rating of walls, upgraded openings with dual-glazed, dual-tempered panes along brush side of
structures plus a 10-foot perpendicular return along adjacent fire rated wall faces. The modifications
shall be recorded with the approved permit conditions if approved as part of a development permit
or noted in the permit file if approved as part of a construction permit to the satisfaction of the
DSD’s Landscape, Fire, and Structural sections.

3.6.2.4 Traffic/Circulation

a. Improvements Required Prior to First Building Permit in Phase 1a (15t d.u.)

Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and bond
the construction of Caliente Avenue from the southern terminus to Central Avenue as a 6-lane Major
(striped as a 5-lane Major with 2 southbound lanes and 3 northbound lanes due to the southbound
2-Lane pavement width constraint alongside the San Ysidro High School parcel) with a 22-foot-wide
parkway with non-contiguous sidewalk and buffered Class Il bike lanes and Class | bike path (Class |
on the east side only) per current City standards to the satisfaction of the City Engineer. All
improvements shall be completed and operational prior to first occupancy of Phase 1a.

Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and bond
the construction of a T-intersection at Caliente Avenue/Central Avenue as a three-leg all-way stop-
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controlled intersection with a single approach lane in the eastbound and westbound directions, and
two approach lanes in the southbound direction, to the satisfaction the City Engineer. All
improvements shall be completed and operational prior to first occupancy of Phase 1a.

Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and bond
the construction of Central Avenue from Caliente Avenue to the entrance of PAs 8, 9, and 10 as 45
feet on 69 feet (Sta. 10+00 to 19+50) of ROW and 38 feet on 62 feet (Sta. 19+50 to 27+00) of ROW 2-
Lane Collector with a 12-foot-wide parkway with non-contiguous sidewalk and buffered Class Il bike
lanes on each side per current City standards, to the satisfaction the City Engineer. This segment
would end with a temporary cul-de-sac immediately south of the intersection of Central Avenue/PA
8-9-10 access. All improvements shall be completed and operational prior to first occupancy of
Phase 1a.

Prior to the issuance of any building permit the Owner/Permittee shall assure by permit and bond a
traffic signal modification to upgrade the traffic controller to provide City current 2070 signal
controller including software update and communications equipment at the intersection of Caliente
Avenue/Ocean View Hills/Otay Mesa Road per current City standards, to the satisfaction of the City
Engineer. All improvements shall be completed and operational prior to first occupancy of Phase 1a.

Prior to the issuance of any building permit the Owner/Permittee shall assure by permit and bond a
traffic signal modification to upgrade the traffic controller to provide City current 2070 signal
controller including software update and communications equipment at the intersection of Caliente
Avenue/SR-905 eastbound on-ramp per current City standards and Caltrans standards, to the
satisfaction of the City Engineer and Caltrans Engineer. All improvements shall be completed and
operational prior to first occupancy of Phase 1a.

Prior to the issuance of any building permit, the Owner/Permittee shall assure by permit and bond a
traffic signal modification to upgrade the traffic controller to provide City current 2070 signal
controller including software update and communications equipment at the intersection of Caliente
Avenue/Airway Road per current City standards, to the satisfaction of the City Engineer. All
improvements shall be completed and operational prior to first occupancy of Phase 1a.

b. Improvements Required Prior to First Building Permit in Phase 1b (201t
d.u.)

Prior to the issuance of any building permit in Phase 1b (2015t dwelling unit), the Owner/Permittee
shall construct a 20 foot-wide emergency-only access with rolled curb, gate, knox box at the eastern
end of Beyer Boulevard (at the intersection of Beyer Blvd and future Caliente Ave), to the satisfaction
of the City Engineer and Fire Marshal. All improvements shall be completed and operational prior to
first occupancy in Phase 1b (2015t dwelling unit).

Prior to the issuance of any building permit in Phase 1b (2015 dwelling unit), the Owner/Permittee
shall reconstruct an existing utility road as a 20 foot-wide secondary emergency access-only road
from the eastern end of Beyer Blvd and future Caliente Ave (at the intersection of Beyer Blvd and
future Caliente Ave) to an existing border access road, to the satisfaction of the City Engineer and
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Fire Marshal. All improvements shall be completed and operational prior to first occupancy in Phase
1b (2015t dwelling unit).

Prior to the issuance of any building permit in Phase 1b (2015t dwelling unit), the Owner/Permittee
shall assure by permit and bond the intersection reconfiguration of Caliente Avenue/SR-905
westbound ramps to install a second northbound left-turn lane (through re-striping on the bridge
over SR-905 of the northbound number one through travel lane with 300 feet of storage to a trap
left-turn lane that in conjunction with the existing left-turn lane would become the dual left turn
lanes), widen and construct a second receiving lane to the westbound on-ramp, and upgrade the
traffic controller to provide City current 2070 signal controller including software update and
communications equipment, to the satisfaction of the City Engineer and Caltrans. All improvements
shall be completed and operational prior to first occupancy in Phase 1b (2015t dwelling unit).

Prior to the issuance of any building permit in Phase 1b (2015t dwelling unit), the Owner/Permittee
shall assure by permit and bond the construction of Central Avenue from the temporary cul-de-sac
(to be removed) just south of the entrance of PAs 8, 9, and10 south to Beyer Boulevard as 45 feet on
69 feet of ROW 2-Lane Collector with a 12-foot-wide parkway with non-contiguous sidewalk and
buffered Class Il bike lanes per current City standards, to the satisfaction of the City Engineer. All
improvements shall be completed and operational prior to first occupancy in Phase 1b (201
dwelling unit).

Prior to the issuance of any building permit in Phase 1b (2015 dwelling unit), the Owner/Permittee
shall assure by permit and bond the construction of half width improvements (on the north side
only) of Beyer Boulevard East from West Avenue to Caliente Avenue (with a temporary cul-de-sac at
the eastern terminus) as an interim 38 feet on 58 feet of ROW modified 2-lane collector roadway
with a 20-foot-wide parkway with non-contiguous sidewalk and buffered Class Il bike lane and Class |
bike path per current City standards, to the satisfaction of the City Engineer. All improvements shall
be completed and operational prior to first occupancy in Phase 1b (2015t dwelling unit).

Prior to issuance of the first building permit in Phase 1b (201st dwelling unit), the Owner/Permittee
shall assure by permit and bond the construction of West Avenue/Street A as a three-leg side
controlled (west leg) intersection with a single lane on each approach per current City standards to
the satisfaction of the City Engineer. All improvements shall be completed and operational prior to
first occupancy in Phase 1b (201st dwelling unit).

c. Improvements Required Prior to First Building Permit in Phase 1c (700"
d.u.)

Prior to the issuance of any building permit in Phase 1c (700th dwelling unit) the Owner/Permittee
shall assure by permit and bond the construction of Beyer Boulevard West (including installation of
wildlife undercrossings) from Enright Drive to West Avenue as 44 feet on 53 feet of ROW modified 4-
lane collector (built with 2 lanes due to environmental constraints) with an 8.5-foot-wide parkway
with non-contiguous sidewalk (on the south side only) and buffered Class Il bike lanes to the
satisfaction of the City Engineer. All improvements shall be completed and operational prior to first
occupancy in Phase 1c (700th dwelling unit).Prior to the issuance of any building permit in Phase 1c
(700" dwelling unit), the Owner/Permittee shall assure by permit and bond the construction of an
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asphalt berm on the north side of Beyer Boulevard West (including installation of wildlife
undercrossings) from Otay Mesa Road/East Beyer Boulevard to Enright Drive and restripe Beyer
Boulevard West to provide a 2-lane collector and buffered Class Il bike lanes per current City
standards to the satisfaction of the City Engineer. This would require the elimination of on-street
parking on the south side of Beyer Boulevard West in this area. All improvements shall be
completed and operational prior to first occupancy in Phase 1c¢ (700th dwelling unit).

Prior to first issuance of the first building permit in Phase 1c (700" dwelling unit) the
Owner/Permittee shall assure by permit and bond the installation of bicycle detector loops on the
westbound approach of the intersection of Otay Mesa Road/East Beyer Boulevard at Beyer
Boulevard via a traffic signal modification plan per current City standards to the satisfaction of the
City Engineer. All improvements shall be completed and operational prior to first occupancy of
Phase 1c (700" dwelling unit).

Prior to the issuance of any building permit in Phase 1c (700" dwelling unit), the Owner/Permittee
shall assure the restriping/reconfiguration of the Enright Drive/Beyer Boulevard intersection with a
separate eastbound right turn lane, separate westbound left turn lane, with an existing stop sign on
the minor south leg (Enright Drive), to the satisfaction of the City Engineer. All improvements shall
be completed and operational prior to first occupancy in Phase 1c (700th dwelling unit).

d. Improvements Required Prior to First Building Permit of any Residence
within Planning Areas 11, 12, 13, or 14

Prior to the issuance of any building permit within PAs 11, 12, 13, or 14 (south of Beyer Boulevard),
the Owner/Permittee shall assure by permit and bond the construction of West Avenue from Beyer
Boulevard to Street A as an interim 39 feet on 53 feet of ROW 2 lane collector with center left-turn
lane and 14-foot-wide parkway with non-contiguous sidewalk and buffered Class Il bike lane (on the
west side only) and the intersection of West Avenue/Beyer Boulevard per current City standards, to
the satisfaction of the City Engineer. All improvements shall be completed and operational prior to
first occupancy of any dwelling unit within PAs 11, 12, 13, or 14.

Prior to the issuance of any building permit within PAs 11, 12, 13, or 14 (south of Beyer Boulevard),
the Owner/Permittee shall assure by permit and bond the construction of West Avenue from Street
A to the southern cul-de-sac terminus as an interim 39 feet on 51 feet of ROW a 2-lane collector and
12-foot-wide parkway with non-contiguous sidewalk (on the west side only) and buffered Class I
bike lane (on the west side only) and a permanent cul-de-sac per current City standards, to the
satisfaction of the City Engineer. All improvements shall be completed and operational prior to first
occupancy of any dwelling unit within PAs 11, 12, 13, or 14.

Prior to the issuance of any building permit within PAs 11, 12, 13, or 14 (south of Beyer Boulevard),
the Owner/Permittee shall assure by permit and bond the construction of Street A from West
Avenue to the western cul-de-sac terminus as a 52 feet on 76 feet of ROW 2-lane collector roadway
and 12-foot-wide parkway with non-contiguous sidewalk and buffered Class Il bike lanes, permanent
cul-de-sac at the terminus of Street A per current City standards, to the satisfaction of the City
Engineer. All improvements shall be completed and operational prior to first occupancy of any
dwelling unit within PAs 11, 12, 13, or 14.
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Prior to the issuance of any building permit within PAs 11, 12, 13, or 14 (south of Beyer Boulevard),
the Owner/Permittee shall assure by permit and bond the construction of Central Avenue/Beyer
Boulevard as a three-leg all way stop controlled intersection with a single lane on each approach per
current City standards, to the satisfaction of the City Engineer. All improvements shall be completed
and operational prior to the first occupancy of any dwelling units within PAs 11, 12, 13, or 14.

Prior to the issuance of any building permit within PAs 11, 12, 13, or 14 (south of Beyer Boulevard),
the Owner/Permittee shall assure by permit and bond the construction of West Avenue/Beyer
Boulevard with a temporary cul-de-sac bulb west of the intersection of West Avenue/Beyer
Boulevard per current City standards, to the satisfaction of the City Engineer. All improvements shall
be completed and operational prior to the first occupancy of any dwelling units within PAs 11, 12, 13,
or 14.

3.6.2.5 Waste Management Plan

The Owner/Permittee shall comply with the Waste Management Plan prepared by Recon
Environmental dated June 14, 2024 and shall be enforced and implemented to the satisfaction of the
Environmental Services Department.

3.7 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. This SEIR is intended to apply to the
project approvals listed below, as well as to any other approvals that may be necessary or desirable
to implement the project. Implementation of the Specific Plan would require the following City
discretionary actions (see SEIR Section 3.8, Federal, State, and Other Agency Actions, for anticipated
discretionary actions by others):

1. Certification of the Southwest Village SEIR and adoption of CEQA Findings, Mitigation
Monitoring and Reporting Program, and Statement of Overriding Considerations,
Adoption of an Ordinance approving the Specific Plan,

Adoption of a Rezone Ordinance to implement Specific Plan land uses,

Adoption of an Ordinance approving Development Agreement,

AR I

Adoption of a General Plan (2024) and OMCP Amendment to modify the Neighborhood
Village designation to reflect the proposed density range and show the locations of parks
and schools and circulation system roadways, including amendments to Beyer Boulevard
and Caliente Avenue,

6. Adoption of an MHPA BLA,
7. Adoption of a VPHCP Major Amendment (MA),

8. Approval of a Planned Development Permit to implement requested deviations from San
Diego Municipal Code regulations in the Specific Plan related to additional or modified
development regulations such has building height, floor area ratio (FAR), building setbacks,
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wall and fence setbacks, frontages, and parking and to the City of San Diego Street Design
Manual related to parking and the street cross section for Central Avenue,

9. Approval of the VTM No. 2188969,

10. Approval of a Site Development Permit (SDP) to implement requested deviations from the
Environmentally Sensitive Lands (ESL) Regulations and Historical Resources Regulations,

11. Approval of the Road Improvement Ordinance (City of San Diego Charter Section 55)
allowing the construction of Beyer Boulevard West through and across City fee-owned
parkland at Planned Beyer Park (Assessor’s Parcel Number [APN] 638-070-7100),

12. Approval of Resolution authorizing the execution of an agreement establishing a non-
wasting endowment fund for the maintenance of conserved land and establishing a
permanent endowment fund for long-term management of conserved land,

13. Approval of an Agreement to Acquire Real Property Interests or Approval of a Resolution of
Necessity to Initiate Eminent Domain Proceedings and Acquire Real Property Interests of
conservation easements held by CDFW on: 1) parcel owned by the City of San Diego (City
Parcel, APN 645-061-0200, Otay Mesa B); and 2) parcel owned by National Enterprises, Inc.
(National Enterprises Parcel, APN 645-061-1000, Otay Mesa A).

14. Approval of an Agreement to Acquire Real Property Interests or Approval of a Resolution of
Necessity to Initiate Eminent Domain Proceedings and Acquire Real Property Interests of
property owned by the County of San Diego (County Parcel, APN 638-070-7400; Furby North
Preserve).

15. Approval of an Agreement to Acquire Real Property Interests or Approval of a Resolution of
Necessity to Initiate Eminent Domain Proceedings and Acquire Real Property Interests of
property owned by National Enterprises, Inc. (National Enterprises Parcel, APN 645-061-
1000, Otay Mesa A).

3.7.1 Certification of the SEIR and Adoption of CEQA Findings

Approval of the project requires certification of the SEIR and adoption of CEQA findings, a Mitigation,
Monitoring and Reporting Program and a Statement of Overriding Considerations to demonstrate
compliance with CEQA.

3.7.2 Specific Plan

Approval of an ordinance adopting the Specific Plan would provide a vehicle for the implementation
of planned land use, design guidelines, mobility framework; implementation of parks, trails, and
open space; infrastructure requirements, and implementation guidelines for Specific Plan build-out.

3.7.3 Rezone

The project includes a Rezone from AR-1-1 to the following residential base zones: RM-1-3, RM-3-7,
RM-2-5, and RMX-1. The allowable uses for each base zone are incorporated by reference from the
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City's LDC and Supplemental Development Regulations are identified in the Specific Plan that
provide additional or modified regulations than those in the LDC.

3.7.4 Development Agreement

A Development Agreement is being processed as part of the project. It defines the rights and duties
of the City and the project applicant regarding buildout of the project and identifies extraordinary
benefits resulting from the project.

3.7.5 General Plan and Community Plan Amendment

Project implementation requires amendments to the General Plan (2024) and OMCP to reflect the
Specific Plan land uses and revised text to refer the reader to the Specific Plan for policy and
regulation applicable to the Specific Plan area. The General Plan and OMCP amendment would
specifically include the following changes:

1. The General Plan and OMCP land use figures and text would be revised to reflect adoption
of the Specific Plan and the associated planned land use designations.

2. The OMCP Mobility Element figures would be revised to reflect two roadway network
classification changes:

o Caliente Avenue, between Beyer Boulevard East and Central Avenue, would be modified
from a 6-Lane Major Arterial to a Modified 4-Lane Urban Collector (see Figure 3-6
Modified Cross-Section for 4-Lane Urban Collector with Class | Bike Path and Class Il Bike
Lane).

o Beyer Boulevard West, between Enright Drive and West Avenue, would be modified from
a 4-Lane Major to a Modified 4-Lane Urban Collector built with 2 lanes and Class Il Bike
Lanes.

o Beyer Boulevard East, between West Avenue and Caliente Avenue, would be modified
from a 4-Lane Major to a Modified 4-Lane Urban Major Street with Class | Bike Path and
Class Il Bike Lanes

3. The OMCP trails map would be replaced with a revised trails map as shown in Appendix O.

3.7.6 MHPABLA

The project includes an MHPA boundary line adjustment (BLA) to allow encroachments into the
current MHPA boundary (Figure 3-44, Proposed MHPA Boundary Line Adjustment). Adjustments to
the MHPA boundaries may be made without the need to amend either the City of San Diego MSCP
Subarea Plan or the MSCP plan in cases where the new MHPA boundary results in an area of
equivalent or higher biological value. The determination of the biological value of a proposed
boundary change will be made by the City in accordance with the MSCP plan, with the concurrence
of the Wildlife Agencies.

Southwest Village Specific Plan Subsequent EIR
Page 3-55



3.0 Project Description

Encroachments into the MHPA are associated with two areas within Phase 1 (PA 10), the Spring
Canyon drainage outfall located southeast of the Specific Plan area, in addition to portions of the
Beyer Boulevard West slopes. The MHPA deletion associated with Beyer Boulevard West would be
limited to the manufactured slopes surrounding the roadway as City linear utility projects are an
allowed use in the MHPA pursuant to the City's LDC Section 143.0111. Trails within the MHPA are not
counted as MHPA deletion as they are proposed as primitive trails, which are an allowed use within
the MHPA.

3.7.7 VPHCP MA

As detailed in Section 4.1.4 of the VPHCP, development of new roads needed to accommodate
existing and planned land use consistent with the circulation/mobility element of the City's General
Plan (2024) and the corresponding Community Plans were identified as covered projects because
they are considered conditionally compatible with the MHPA. Lands identified as 100% conserved
lands in the VPHCP occur within the proposed Beyer Boulevard extension within the project-level
analysis areas. The project would avoid impacts to existing baseline VPHCP preserve; however, the
proposed Beyer Boulevard extension would require impacts to 100% conserved lands.
Implementation of the VPHCP was developed assuming existing 100% conserved lands would
remain in conservation to support the overall goals of the plan.

The Wildlife Agencies requested a MA to the VPHCP to specifically address the impacts to 100%
conserved lands associated with the Beyer Boulevard West alignment, including Otay Mesa A and
Otay Mesa B that are protected by conservation easements held by CDFW (APNs 645-061-1000 [Otay
Mesa A] and 645-061-0200 [Otay Mesa B]). To demonstrate consistency with the MSCP and the
VPHCP, Beyer Boulevard West has been the subject of extensive study to identify a design that
would minimize impacts to the greatest degree feasible and incorporate features to ensure wildlife
movement through the open space areas north and south of the road would remain viable. The City
and Wildlife Agencies have identified a path forward that includes processing a MA to the VPHCP to
specifically address impacts to 100% conserved lands under the VPHCP from the proposed
extension of Beyer Boulevard through portions of the Otay Mesa A and Otay Mesa B properties and
Furby-North Preserve. The MA would need to be approved by the Wildlife Agencies prior to issuance
of any grading permits associated with Beyer Boulevard West during Phase 1.

Quino checkerspot butterfly and western spadefoot are not covered under the VPHCP. Therefore,
impacts to these species and their habitats and incidental take of these species was not anticipated,
analyzed, or authorized in the biological opinion for the VPHCP or the City's VPHCP permit. Potential
impacts to these species would be addressed in conjunction with the MA to the VPHCP to address
anticipated impacts pursuant to section 10 of the Federal Endangered Species Act.

3.7.8 PDP

The project requires a PDP to implement requested deviations to SDMC regulations in the Specific
Plan related to additional or modified development regulations such has building height, FAR,
building setbacks, wall and fence setbacks, and frontages.
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3.79 VIM

A VTM would be required to allow the subdivision and lotting for approximately 64 acres within PAs
8 through 14. The proposed VTM No. 2188969 would provide for up to 920 multi-family attached
and detached residential units. The VTM project would be processed as a multi-family small lot
subdivision consistent with Section 143.0365 of the LDC which allows the subdivision of multi-family
zoned land, consistent with the density and standards of the Specific Plan zone, for the construction
of dwelling units.

To ensure ongoing County access to the portion of Furby North Preserve that would be located
south of Beyer Boulevard West after construction, a 12-foot access road within a 20-foot easement
would be granted to the County as part of the VTM. Access would be via a gated access from Beyer
Boulevard West providing access to a dirt road connecting to the southern portion of the Furby
North Preserve as detailed on the VTM. This same gated access point would provide for SDG&E
access.

A number of existing easements would be vacated or quitclaimed on the VTM (see Figure 3-17a) as
follows:

1. A portion of a 30-foot private road easement recorded August 17, 1965 as F/P 147669 would
be quitclaimed to Metropolitan Land Company and San Miguel Investment.

2. A portion of a 30-foot private road easement recorded July 1, 1970 as F/P No. 114630 would
be quitclaimed to the Security Title Insurance Company.

3. A portion of Abrams Avenue cul-de-sac dedicated to the City per Candlelight Final Map PRJ-
1103547 would be vacated by Streets and Highway Code after Central Avenue is extended.

4. An existing 40-foot private road and utility easement per Document 1996-0064543 recorded
February 8, 1996 would be quitclaimed to The First International Bank.

In addition to easement vacations, new irrevocable offers to dedicate land to the City for public road
purposes and new easements are proposed as detailed on the VTM (see Figure 3-17a).

3.7.10 SDP

Due to impacts to ESL including wetlands, steep hillsides, and sensitive biological resources as
described in SEIR Section 5.4, Biological Resources, and impacts to significant historical resources as
described in SEIR Section 5.5, Historical Resources, an SDP is required. Exceptions and deviations are
allowed by the City provided certain findings can be made. The project has been designed to
minimize impacts to ESL and historical resources to the extent feasible; however, impacts to these
resources cannot be feasibly avoided.
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3.7.11 Approval of Agreement to Acquire Real Property
Interests or Approval of Resolution of Necessity to
Initiate Eminent Domain Proceedings (City Parcel)

The proposed Beyer Boulevard West is planned through properties that are encumbered by
conservation easements held by CDFW, including two parcels, referred to as Otay Mesa A (APN 645-
061-10-00) and Otay Mesa B (APN 645-061-02-00). The City would initially pursue acquisition and, if
necessary, eminent domain proceedings for the use of conserved land for public road purposes for
a City-owned property with a CDFW-held conservation easement, or Otay Mesa B, and a parcel
owned by National Enterprises with a CDFW-held conservation easement, or Otay Mesa A, described
at 3.7.13 below (Figure 3-22). Several City actions would be required to acquire necessary property
interests related to the existing CDFW conservation easement on City property including an offer of
compensation to CDFW to purchase property rights based on a Fair Market Value appraisal,
negotiations and an agreement to acquire the necessary property interests, and authorization of
appropriation and expenditure of funds to acquire property interests. These actions may be
followed by approval of a Resolution of Necessity to initiate eminent domain proceedings if the offer
of compensation is declined and/or negotiations are unsuccessful.

Specifically, if the offer of compensation is declined and/or negotiations are unsuccessful, the City
would then initiate a "friendly condemnation" by way of approving a Resolution of Necessity to
acquire the existing conservation easement on City property held by CDFW for public road purposes
to allow the construction of Beyer Boulevard West. The Resolution of Necessity would serve as the
formal prompt for the CDFW and State Wildlife Conservation Board to amend the conservation
easement under threat of condemnation. As part of this process, a replacement conservation
easement would be granted to CDFW of equal or greater acreage than the conserved area being
removed. The process involves submittal to CDFW of a Resolution of Necessity from the City, a legal
description of the limits of grading for the proposed Beyer Boulevard West extension to be removed
from the conserved area, title due diligence on the lands proposed to be included within the
replacement conservation easement, and acceptance of the replacement easement by CDFW. As
described in Section 3.8, Federal, State, and Other Agency Actions, a separate action by the State
Wildlife Conservation Board to approve the amendment and replacement easement would
ultimately be required.

3.7.12 Approval of Agreement to Acquire Real Property
Interests or Approval of Resolution of Necessity to
Initiate Eminent Domain Proceedings (County
Parcel/Furby North Preserve)

The City would pursue an acquisition agreement or, if necessary, approve a Resolution of Necessity
to initiate eminent domain proceedings for the use of conserved land for public road purposes.
Specifically, ownership of a total of 3.73 acres of the County’'s Furby North Preserve (APN 638-070-
7400) would be transferred from the County to the City. The land would be used for public road
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ROW in addition to manufactured slopes for the Beyer Boulevard West roadway. As described in
Section 3.8, Federal, State, and Other Agency Actions, a separate action by the County Board of
Supervisors would ultimately be required.

3.7.13 Approval of Agreement to Acquire Real Property
Interests or Approval of Resolution of Necessity to
Initiate Eminent Domain Proceedings (National
Enterprises Parcel)

The proposed Beyer Boulevard West extension is planned through a parcel owned by National
Enterprises, Inc. with a CDFW-held conservation easement, or Otay Mesa A. One or more City actions
would be required to acquire necessary property interests related to the National Enterprises Parcel,
Otay Mesa A, including an offer of compensation to purchase property rights based on a Fair Market
Value appraisal, negotiations and an agreement to acquire the necessary property interests, and
authorization of appropriation and expenditure of funds to acquire property interests. These actions
may be followed by approval of a Resolution of Necessity to initiate eminent domain proceedings if
the offer of compensation is declined and/or negotiations are unsuccessful.

In addition, several City actions would be required to acquire necessary property interests related to
the existing CDFW conservation easement on the National Enterprises Parcel, Otay Mesa A, including
an offer of compensation to CDFW to purchase property rights based on a Fair Market Value
appraisal, negotiations and an agreement to acquire the necessary property interests, and
authorization of appropriation and expenditure of funds to acquire property interests. These actions
may be followed by approval of a Resolution of Necessity to initiate eminent domain proceedings if
the offer of compensation is declined and/or negotiations are unsuccessful.

Specifically, if the offer of compensation is declined and/or negotiations are unsuccessful, the City
would then initiate a "friendly condemnation" by approving a Resolution of Necessity to acquire the
CDFW-held Conservation Easement to allow the construction of Beyer Boulevard West through the
National Enterprises Parcel, or Otay Mesa A. The Resolution of Necessity would serve as the formal
prompt for the CDFW and the State Wildlife Conservation Board to amend the conservation
easement under threat of condemnation. As part of this process, a replacement conservation
easement would be granted to CDFW of equal or greater acreage than the conserved area being
acquired. The process involves submittal to CDFW of a Resolution of Necessity from the City, a legal
description of the limits of grading for the proposed Beyer Boulevard West extension to be removed
from the conserved area, title due diligence on the lands proposed to be included within the
replacement conservation easement, and acceptance of the replacement easement by CDFW. As
described in Section 3.8, Federal, State, and Other Agency Actions, a separate action by the State
Wildlife Conservation Board to approve the amendment and replacement easement would
ultimately be required.
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3.7.14 Road Improvement Ordinance Charter Section 55
Ordinance

The City shall consider adoption of an ordinance to allow Beyer Boulevard West improvements
through dedicated parkland and consistent with City Charter Section 55.

3.7.15 Resolution Authorizing Non-Wasting Endowment
Agreement

The City shall consider approval of a Resolution authorizing execution of a Non-Wasting Endowment
Agreement for conserved lands. The Non-Wasting Endowment Agreement would involve the
acceptance of undeveloped real property to be maintained as open space for long-term
management of the real property.

3.7.16 Covenant of Easement

The project includes dedication of a covenant of easement over lands not proposed for
development as depicted on Figure 3-46, Proposed Covenant of Easements for the Protection of
Environmentally Sensitive Lands. All manufactured slopes within BMZ 2 would be revegetated with
native species and would be protected through a covenant of easement. The easement would
ensure permanent protection of the habitat while providing allowance for ongoing vegetation
management for fire protection purposes. A total of 266 acres of land would be conserved in a
covenant of easement in areas south and southeast of the impact location, ensuring adequate
habitat availability for species that are anticipated to be directly impacted by construction of the
project.

3.7.17 Amendments to CDFW Conservation Easements

The project includes an amendment to allow the proposed Beyer Boulevard West to cross two
parcels that are protected by conservation easements held by CDFW (APNs 645-061-1000 and 645-
061-0200). This process would comply with Fish and Game Code Section 1348.3, which allows for
modifications to conservation easements provided a sufficient land exchange is provided. The final
requirements of the proposed exchange would occur as part of the Wildlife Conservation Board
approval process and negotiations with CDFW. At this time it is anticipated that an approximate 208-
acre area of sensitive vegetation communities would be provided in a replacement conservation
easement to offset the proposed 15.64-acre of impacted conservation easement area. In addition, a
2.13-acre area within the CDFW conserved Otay Mesa B parcel is being considered for restoration
opportunities (see Figure 3-14). This restoration (including ground disturbance) has been evaluated
as a part of the project in the event the future restoration effort is needed to satisfy the land
exchange requirements.
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3.7.18 Vacations and Quitclaims

A number of existing easements would be vacated or quitclaimed on the VTM (see Figure 3-17a) as
follows:

e A portion of a 30-foot private road easement recorded August 17, 1965 as F/P 147669 would
be quitclaimed to Metropolitan Land Company and San Miguel Investment.

e A portion of a 30-foot private road easement recorded July 1, 1970 as F/P No. 114630 would
be quitclaimed to the Security Title Insurance Company.

e A portion of Abrams Avenue cul-de-sac dedicated to the City per Candlelight Final Map PRJ-
1103547 would be vacated by Streets and Highway Code after Central Avenue is extended.

e An existing 40-foot private road and utility easement per Document 1996-0064543 recorded
February 8, 1996 would be quitclaimed to The First International Bank.

In addition to easement vacations, new irrevocable offers to dedicate land to the City for public road
purposes and new easements are proposed as detailed on the VTM (see Figure 3-17a).

3.8 Federal, State, and Other Agency Actions
3.8.1 County of San Diego

A County Board of Supervisor's action is required to authorize the construction of Beyer Boulevard
West through the Furby North Preserve, a County owned preserve. The County would consider
conveyance of the property to the City in fee title for management of the public road and associated
slopes. A land exchange would be provided to grant replacement land to the County in exchange for
the loss of County parkland preserved pursuant to the County Parkland Dedication Ordinance.

3.8.2 California Wildlife Conservation Board

As part of the implementation of Phase 1 components of the Specific Plan, Beyer Boulevard West
would traverse and bisect a number of conserved parcels including two parcels with conservation
easements held by CDFW. Easement modifications would need to be approved by the State Wildlife
Conservation Board and replacement lands provided in order to allow the road.

3.8.3 U.S. Army Corps of Engineers

Implementation of the project-level components are not anticipated to require permits from the
United States Army Corps of Engineers (USACE) based on existing regulations. However, a
jurisdictional determination would be required to verify USACE requirements and jurisdiction.
Future program-level development areas may require USACE permits.
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3.8.4 Regional Water Quality Control Board

Impacts to jurisdictional waters and wetlands would require permits from the Regional Water
Quality Control Board (RWQCB) for implementation of the project-level components. Additional
permits would likely be required from the RWQCB for program-level development areas. The
applicable Owner/Permittee shall obtain all necessary permits from the RWQCB.

3.8.5 United States Fish and Wildlife Service

A MA to the VPHCP (City 2019) pursuant to Section 10 of the Federal Endangered Species Act is
anticipated to allow Beyer Boulevard through 100% conserved lands. Additionally, a Habitat
Conservation Plan pursuant to Section 10 of the Endangered Species Act is required due to impacts
to federally listed Quino checkerspot butterfly (Euphydryas editha quino) and western spadefoot
(Spea hammondiij) associated with the project-level development areas. Future Section 10 permits
could be required associated with future development areas within the Specific Plan area.

3.8.6 California Department of Fish and Wildlife

Impacts to jurisdictional waters and wetlands would require permits from the CDFW associated with
the project-level development areas. The Owner/Permittee shall obtain all necessary permits from
the CDFW including applicable wetland permits and an incidental take permit for impacts to Crotch's
bumble bee. An incidental take permit is not required for burrowing owl because the project is
consistent with the MSCP, and burrowing owl is an MSCP covered species. Additional permits would
likely be required from CDFW for development within program-level development areas.

3.8.7 California Department of Transportation

Widening the westbound SR-905 On-Ramp at Caliente Avenue is required to ensure adequate
roadway operations with implementation of Phase 1 of the project (project-level component). This
improvement involves adding a lane within the existing Caltrans ROW which would require Caltrans
permits. Traffic signal controller modifications at eastbound and westbound ramps are also
proposed. If future transportation improvements are proposed to Caltrans facilities or within
Caltrans ROW additional permits may be required associated with future implementing subdivision
maps.

3.8.8 San Diego Gas & Electric

SDG&E actions would include relocation of utilities and undergrounding utilities within the project
footprint. New easements and/or easement modifications in the location of utility relocations would
be required.
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