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I. INTRODUCTION

A. Purpose

This report is a supplemental final Environmental Impact Report for the
western 450 acres of the 1,400 acre Sports World General Developwent Plan. The
final Environmental Impact Report for that project was adopted by the City of
Chula Vista in 1973; however, the subsequent referendum election on the matier
of the proposed revision to the ET Rancho del Rey General Development Plan
resulted in the denial of that proposal.

The developer is therefore proposing to revise the western portion of the El
Rancho del Rey General Development Plan in order to meet the current and pro-
jected market demands for a new regional shopping center, and to begin the
déve?opment of housing and other facilities which reflect the formerly adopted
comaunity plan and the City's General Plan - 1990,

This final report is a supplemental EIR to the final version adopted by the City,
and confines itself to the subject 450 acres, except for certain factors such

as traffic circulation and air quality which must necessarily be described within
a larger context. This report will therefore rely upon the description of the
existing Environmental Setting contained in the Sports Horld EIR (a portion of
which is herein contained), since it has not changed significantly. The subject
of noise,. air quality, .and associated weteorological conditions seems worthy of
updating, however, since the circumstances related to air quality and automobile

transportation are changing so rapidly.



B. 'Abstract of Environméntal Analysis

" "Land Fofm
The land form of the project will be jrreversibly altered. The
visual effect of this grading can be reduced but the basic impact cannot be
mitigated. A different alignment for East H Street would reduce the amount
of grading, and imposition of hillside development standards would result in
far less grading and the retention of much more open space.

" Flora and Fauna

The site contains several endemic biological resources; The
implementation of the proposed project would result in the elimination of a
portion of these resources. Furthevmore, the hunting territory will be lost
for several raptorial species that are suffering severe population declines
or range limitation. Also, several species are classified as depleted.

History, Archaeology

No adverse effects of the project are noted in these areas.

Paleontology

Various fossils have been located on the site; much of this non~
renewable resource will be irreversibly committed by the grading of the site.
Implementation of alternatives, as noted above (Land Form), would retain a
larger amount of the noted fossiis.

Brainage/Flood Control

The implementation of the project will not result in a dirvect
significant increase in runoff. However, the long range cumulative develop-
ment in the Sweetwater and Rice Canyon drainage basins will significantly
increase runoff and Timit the options for flood plan management/protection

in the Tower Sweetwater Valley.



The provision of large parking areas will decrease the quality
of water in runoff! This will be especially true during the first hour of
rainfall.

Land Use

The project will irreversibly change the land use of the project.
The proposed land uses are not in conformance with the Open Space Element of
the Chula Vista General Plan.

Climate

The creation of a "heat island" will irreversibly alter the
micro-climate of the project setting.

Air Quality

The quality of the air in the Chula Vista area will be downgraded
by two functions: first, there will be a reassignment of regional traffic to
the South Bay area thus shifting a significant amount of air pollution to our
portion of the air basin; and, secondly, the auto trip unique to the regional
center, plus those associated with the other commercial uses and residential
development, will add to the current level of pollution, Chula Vista currently
experiences adverse air quality up to 43% of the time; any increase in emissions
must be recognized as significant and limiting the ability to attain air health
standards within this decade.

Noise

The primary source of noise from the project will be from traffic.
Normally unacceptable noise levels will extend the following distances from
the rights of way:

H Street 670 feet
Lynwood Drive g5 feet

I-805 1200 feet



In most cases residenti{al development can be adequately pro-
tected through barrier/iine of sight design techniques.

~ Utility Consumption/Generation

There will be a general rise in the consumption of energy and
services. There will also be a concomitant increase in the generation of
waste materials. Of greatest concern 1s the waste water treatment system.
The Point Loma treatment facility currently has a capacity of 88 million
gallons per day (MGD) while it processes 105 MGD, thus creating inadequately
treated effiuent. The proposed deveiopment will add ,6-~1,0 MGD or an approx-
imate .57-.95 percent increase in the overall system.

Water Quality

The increased pollution level due to parking Tot runoff and
inadequate sewage treatment will generally decrease water quality.

Economic

The Cost/Revenue Analysis has identified a significant bene-
ficial economic impact to both the City of Chula Vista and the school dis~

tricts.



i1,

PROSECT SETTING

A. Findings of EIR-73~1

Portions of the previous environmental description of this project setting
are reproduced in this section of the EIR for the convenience of report
reviewers and decision making bodies., 1t should be noted that many of

these surveys and descriptions include areas beyond the subject 450 acres.

The vepetation of the'subject area is a derivative

of the Coastal Sage Scrub Plant Community. The

&rid climate of southwestern San Dicgo County has
tltered the Community from its normal aspect in

that scveral plant specics of southern affinity

are found, These taxa are Siﬁmondsin Chincensis,
Opuntia parryi var. serpentina, Ferccactus viri-
desoens, Manmillaria dioica, Isomeric arborea,
Artcemisia palmeri, Haplopappus'paimcrik-01igomeri5
linifolia, and Vigueria laciniata. Because oé their
association with a drier climatic regime, these
entities are found on the arid, sdu£h~facing slopes.
North-facing glopes, which are unexpléinably steeper,
are gencrally clothed with the more standard brand
Coastal Sage Scrub t}pes. These include Heteromeles
arbutifolia, Rhus integrifolia, Artemisia Californica,
Mimulus punicecus, Jepsonia parryi, and Sidnlcea

malvacflora™,



Locally rare specics were described as follows:
“Several of the plant species found in the subject
area are northward extensions of a mainly Baja
Californian range and arc, thercfore, rare in San
Dicgo County, but relatively morc abundant in Baja
California. Plants of this type are Opuntid ParTyvi
vir. serpentina, Haﬁlopappus palmeri, and Artemisia
palweri. The opuntia is limitéd to south-facing

. ]
Slopes., v

Rice canyon "includes the most varied topography,
vepetation, and wildlife". The northcast side of
Rice Canyon has a number of "deep, north-running
side canyons which, because of thelr drainage
pattern and exposurc, are clothed mostly by low
scrubs, grasses, and cactus. The south wall of Rice
Canyon huas a few south-running side canyons which

are less steep than those on the north side.

The south-running side canyons support dense, mature
stands of coastal sage scrub and relatively few
cactus. This area provides suitable habhitat and cover
for a wide variety of birds for nesting and foraging.
A dry stream bed courses along the bottom of Rice

Canyon,



The eastern end of Rice Canyon (east of about 117°01%)
is shallow and broad. The north wall is dominated

in some places by tall, dense stands of jumping cholla
and prickly pear cactus, while the south wall is
fairly steep and dominated by mature stands of coastal

sage scrubs and grass".

The results of the trapping and observations were:
“"The herptiles collected or observed represent a
fairly typical assemblege likely to be found in San
Diego County co%stal sage scrub. Herptiles listed
in Table 1 (immediately following this section) are
divided into those actually observed, and a hypo-
thetical 1ist of those which should occur on the
property but were not directly observed. Many
herptiles (especially frogs, toads, and snakes) are
ot active above ground during the winter months
and do not emerge until mid-April, which was past
the duration of this study; these species there-
fore were placcd:on the hypothetical list. None
‘of the species of herptiles listed in Table 1 are

considered rare or endangered .

Avifauna
Forty-two species of birds were observed and

identified during the survey. Table 2a lists the



observed birds and classifies them as either

residents {i.e., those which breed in the area and
live thefe most of the year) or migranta {(i.e.,

those which usually breed in other geographic
locations but pass through the area during migration).
Table 2b Hypothetical Bird Species List, lists those
birds expected to occur on the property at sometime
during the year, although not observed during the

survey,

Although no species of birds considered rare or
endangered were seen at El Rancho del Rey, one
species, the Cactus wren, is worthy of special note.
While this species is fairly common in desert regions
of San Diego County, it is considered rare on the

Coast by experts of local bird distribution,

thile the Cactus wren cannot be termed abundant

at L1 Rancho Del Rey, I sighted or heard this

species on four of the eight filed visits I made,

It always occurred in the vicinity of dense stands

of cactus‘(Jumping chollas and Prickly pear), mos t
comuonly on the north side of the western half of
Rice Canyon- and the north side of the castern end of
Rice Canyon, and the western end of the proposcd

open space canyon. Scveral old and new nests were



located and there is no doubt that this species
breeds on the property. Because the Cactus wren
depends on cactus thickets for nesting and foraging,

it might not survive if these thickets are destroyed.

Mammals

Table 3a lists mammal species captured or observed,
¢ither directly or indirectly (evidence from tracks

or scats). TThese species, along with the hypothetical
fpecics listed in Table 3b, are typical of the

coastal sage scrub habitat in southern California.
Audubon cottontail rabbits and Beechey ground squirrels
Were the most conspicuous mammals active during the
davlight hours. Thc.large s$tick nests of the Dusky-
footed woodrat were very common at tﬁc bases of large
scrubs (Lemonade berry and Laurel sumac); smaller
stick nests around cactus probably belonged to the
Desert woodrat and the California mouse, although

the latter two species were not trapped. Rodents
seemed to prefer the canyon floors and lower slopes,
although Deer mice and Pacific kangaroo rats were

also caught on the north ridge of Rice Canyon..
Although the Coyote was the only carnivore positively
identified on the property, others, including the

Gray fox, Bobcat and Striped and Spotted skunks,

probably also occur there, Bats arc not considered



in this survey because no suitable habitat for them
exists on the property, although the area is un-
doubtedly visited by some species of bats. No
species of mammals considered rare or endangered

is known to occur at the subject property.

Since flora and fauna form an ccological unit,

it is felt that the mapping of the significantly
denser areas of flora on page 1I1-10.2 will serve
to indicate the more likely places for fauna to be

found.

10



FAUNA

TABLE 1. HERPTILES OBSERVIED

M TRTANS

Plethodontidae (Lungless salamanders)

California slender salamander (Batrachoseps major)

REPTILES

Iguanidae

Southern California side-blotched lizard
‘(Uta stansburiana hesperia)

Western fence lizard :
(Sceleperus occidentalis biseriatus)

southern California horned lizard (Phirynosoena coronatum)

Anguidae

San Diego Alligator lizard
(Gerrhonotus multicarinatus webbii)

Teiidae

California orange-throated lizard
(Cnemodorphorus hyperythus beldingi)

Scincidac

Western skink (Eumeces skiltonianus)

Colubridae

Common king snake (Lampropeltis getulus californiae)

11



TABLE 1. (Continued)

'HYPGTHETICAL.LIST OF HERPTILES

AHPHIBIANS
Pelobatidae and Bufonidae (Toads and Spadefoot toads)

Hammond's spadefoot toad (Scapbiopus hammondi)

Western toad {Bufo boreas)

Hylidae (Trece frogs)

Pacific tree frog (Hflﬁ'regilla)

REFTILES

Boidae (Boas)

California boa (Lichanura roseofusca)

Colubridae

California striped whipsnake (Masticophis lateralis)

Gopher snake (Pituophus catenifer)

Spotted night snake (Hypsiglena torouata)

Crotalidae {Rattlesnakes)

Red diamond rattlesnake (Crotalus ruber ruber)

Pacific rattlesnake (Crotalis viridis helleri)

12



TABLE 2A. BIRD SPECIES OBSERVED

Hawks _and Falcons

Cooper's hawk (Accipiter cooperi) --resident
Red-tailed hawk (Buteo jamaciensis) -- resident
Sparrow hawk (Palco sparverius) -- resident

Game Birds

Ly

California quail (Lophortyx californicus) -- resident
Mourning dove (Zenaidura macroura)}-- resident
Rock dove (Columba livia) --domestic and feral,--resident

Culls

LR

Ring-billed gull (Larus delawarensis) --migrant

Cuckoos, Goatsuckers, and Hummingbirds

Roadrunner (Geococcyx californianus) --resident

Lesser nighthawk (Chordeiles acutipennis)

Anna's hummingbird (calypte anna) --resident, nests*®

Rufous hummingbird (Selasphorus rufus) --migrant

Moodpeckers, Tyrant flycatchers, Swallows, Jays and Crows

Red-shafted flicker (Colaptes»cafcr) --resident

Cassin's Kingbird (Tyrannus vociferans) --resident

Western flycatcher (Epidonax difficilis) --resident

Cliff swallow (Petrochelidon pyrrhonota) --resident

Scrub jay (Aphelocoma coerulescens) --resident

Common raven (Corvus corax)--resident

Common crow (Corvus brachyhynchos) --resident

13



TABLE 2A (Continucd)
BIRD SPECILES OBSERVED

Bushtits, Wrentits, and Wrens

Common bushtit (Pealtipafus minimus) --resident, nests®

Wrentit (Chamaeé faééiaté) --resident

itouse wren (Troglodftes aedon) --resident

Bewick's wren'(Thryomanes bewickii) --resident

Caetus wren (Campylorhynchus brunneicapillum) ——residsnt,
nests’

Mockingbirds, Thrashers, and Thrushes

Mockingbird (Mimus polyglottos) --resident

California thrasher {Toxostoma redivivum) --resident

Robin (Thurdus migratorius) --resident

flermit thrush (Hylocichla guttata) --migrant

Gld World Warblers, Shrikes, Wood Warblers, and Weaver Finches

Blue-gray gnatcatcher (Polioptila caerules) --resident

Loggerhead shrike (Lanius ludovicianus) --resident

Orange-crowned warbler (Vermivora celata) --resident

“Audubon's warbler (Dendroica auduboni) --migrant

House sparrow (Passer domesticus) --introduced, resident

14



TABLE 2A. (Continued}
BIRD SPECILES OBSLERVED

feadow binrks, Orioles, Finches, and Sparrows

western meadowlark (Sturnella neglecta) --resident

Bullock's oriole {Icterus bulleckii) --resident

House ¥Finch (Carpodious mexicanus) --resident

Lawrence's goldfinch (Spinus lawrencei) --resident

Rufous-sided towhee (Pipilo erythrophalmus ) --resident

Brown towhee (Pipilo fuscus) --resident

White-crowned sparrow (Zonotrichia leucophrys) --resident

Golden-crowned sparrow {Zonotrichia atricapilla)--migrant

Fox sparrow {Passerella iliaca) --migrant

Song sparrow (Melospiza melodia) --resident

15



TABLE 3A., MAMMAL SPECIES OBSERVED

teperidac {Rabbits and Hares)

California Black-tailed hare (Lepus californicus)

Audubon's cottontail rabgit (Sylvilagus subduboni)

Seturidae (Squirrels)

Beechey ground squirrel (Otospermophilus beecheyi)

Geomyidac (Pocket gophers)

Botta pocket gopher (Thomomys bottae)

Pereromyidae (Pocket mice and Kangaroo rats)

-

San Diego pocket mouse (Perognathus fallax)

Pacific kangaroo rate (Dipodomys agilis)

CLricetidae (Deer mice, Meadow mice, and Woodrats)

Deer mouse (Peromyscus californicus)

California Meadow mouse (Microtus californicus)

Dusky-footed woodrate (Neotoma fuscipes)

Desert woodrat (Neotoma lenida)

Canidac (Coyotes)

Coyote (Canus latrans)

16



TABLE 3A. HYPOTHETICAL LIST OF MAMMAL SPECIES

Didelphidac (Opposums)

Common oppossum (Didelphia marsupialis)

Soricidac (Shrews)

Ornate shrew (Sorcx ornatus)

Gray shrew (Notisorex crawfordi)

Talpidae (Moles)

Broad-handed mole (Scapanus latimanus)

Leporidae (Rabbits)

Brush-rabbit (Sylvilagus bachmani)

Heteromyidae (Potket mice)

Little pocket mousc (Perognathus longimembris)

California pocket mouse (P. californicus)

Crioetidae (New world rodents)

Western harvest mouse (Reithrodontomys megalotus)

Brush mouse (Peromyscus boylii)

California mouse (P. californicus)

Cactus mouse (P, cremious)

Southern grasshopper mouse {(Onychomys torridus)

Canidac (Foxes)

Gray fox (Urocyon cinercoarpenteus)

Mustelidae (Weasels and skunks)

Long-tailed weasel (Mustela frenata)

17



TABLE 3A. HYPOTHETICAL LIST OF MAMMAL SPECIES
(Continued)

Striped skunk (Mephitis mephitis)

Spotted skunk (Spirogalc putorious)

Felidace (cats)

Bobcat (Lynx rufus)

ADDENDUM

Muridae (01d world mice)

House mouse (Mus musculus)

18



H.

HISTORY

While Spain controlled California, prior to 1822, the sub-
ject area was paft of Rancho del Rey. This rancho was
operated by soldiers from the presidio and used for grazing
the cattle belonging to Mission San Diego. Later in the.
Mexican period, the rancho passed into privafe hands and
the name was changed to Rancho de la Nacion. Iﬁ 1868 the
Kimball Brothers purchased the rancho and began to develop
this region of San Diego. The subject area, however, never
figured prominently in their activities. Eventually the
area bécame part of the Otay Ranch, which was owned by
United PEnterprises Inc., a family corporation consisting

of the heirs of Stephen Birch, an industrialist who becught
the ranch in 1936. Albert Gersten, a Los Angeles land de-

veloper, acquired the subject area in 1968.

Sometime after 1924 the subject areca became known as Rice

Canyon. Why the area received this name remains uncertain.
Probably the area was named after Julius A. Rice, the first
principal of San Diego's first high school and a long-time

resident of National City.

Available sources concerning historic spots in San Diego
County show no significant structures within the subject
area. The recent San Diego County Planning Commission in-

ventory of natural resources in the County revealed no

19



historic sites in the area. Also, an unofficial report com-
piled‘Ef the Chula Vista Planning Commission failed to desié—
nate any historic sites in the area. The four excavations

found at the crest of Hill 478 during the archaecological sur-

vey are not considered historically significant.

20



WATER

There are no collection arecas within the subject
project area except for minor depressions on the
ridge backs of the canyon walls., Percnnial streamé
may form on the floors of the canyon but these are
of short duration and are gone as soon as the period

of rain has ended.

There is virtually no ground water within the project
~arca and that which exists is of poor agricultural

quality.

21



ARCHAEOLOGY '

- Physical

The proposed development will occupy 1400 acres

in the upper Rice Canyon extending generally
east from the proposed Interstate 8 to Otay Lakes
Road and north from the proposed "H" Street to

1000 meters south of Bonifa Road

The enclosed area consists of a ridge-and-canyon
formation causea by intermittent streams flowing
through soft-alluvial deposits. Ridges are

gencrally truncated with steep sides dropping as

much as 200 feet to sandy canyon floorts.

Dominant gecologic features include stream-worn
metamorphic cobble strata exposed in canyon walls
and concentrated on ridge tops, and extensive

marine fossil beds at the 200 feet elevation

level.,

The very common cobbles present provide good
f)aking tool materials for Diegueno, La Jollan,
ind San DPicguito peoples. Further, cobbles have
been used extensively by the Diegueno and La

Jollan peoples for manos or grinding stones.

22



.Three topographical divisions exist: ridge tops,
slopes, and canyon bottoms. None of these were
of particular use to prechistoric man's eiistence
in this area. The ridge tops are limited in
extent and generally barren; the slopes too
steep; and the canyon bottoms are too narrow and
limited to allow cultivation and toc low to

afford dry land during rain.

Water is very scarce and does not exist on the
surface exceét following rain. In the major
canyon (Rice Canyon) water was no longer running
only twelve hours after a rain, and may be

presumed to be unavailable after one week.

Palcontological formations, while having.no known
value to prehistoric man, do exist in large
quantitie;. The marine formations are constantly
eroding from the 200 foot elevation level of
-ridges in the western (sports arena) portion of
the project, providing fossil-containing rubble

in many of the canyon floors. In the northeastern

Section of the project area, possible fossil bone

fragments appear on ridge tops at the 300 foot

ievel, A . '

23



RBiological Environment

Flora

The Coastal Sage Scrub biological community 1is
represented in this area, with the xerophytic
plants concentrated on the steep canyon walls,
grasses, and an occasional pepper tree in the
large canyon, and moderaée amounts of low broad-

jeaf brush and grass on the ridge tops.

Plant food sources are extremely limited, con-
sisting mainly of edible greens (canyon floor)
and prickly pear (canyon walls}. No substantial

food sources such as oak were evident.

Fauna

At the present time only small animals such as
brush rabbits, skunk, quail and various song
birds were observed living in the project area.
It can be presumed that large animals did exist
in the area at an earlier period, but modern

population pressures have eliminated them.

All of the above animals except skunk were
acceptable food sources for prehistoric

populations. However, the scarcity of water
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and animal foods would contain the animal
population to a limited density, reducing its

foed importance.

Erosion

The proposed development area has been subject to
intensive erosion causeq by naturally loose
alluvium with intermittent inundation, and aided
by man's destruction of the smaltl plants. The
area is heavily used by off-the-road vehicles,
and considerable damage has been done to grassf
areas and other relatively smooth surfaces with
sparse ground stabilizing plants. On some trails
climbing the walls of the canyons, deep guilies

have been formed.

Area History

No published reports on excavations of prehistoric
sites in the area south of the San DiegolRiver

and west of the Otay Mduntaiﬁ exist. Nevertheless,
both surface collection and reports of the
activities of pot-hunters provide enough
information for a general reconstruction of the

Prehistoric occupational sequence in that area.
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The Scéquence begins with Phase III of the San
Dieguito Complex at about 9,000 to 12,000 years
b.p. (before the Present). It ig succeeded by
the La Jollan complex, from about 9,000 b.p, to
about 500 years b.p. With the addition of such
culture elements as pottery and a new type of
Projectile point to the Phase I1IT of the La
Jellan complex, and the substitution of cremaiion
for inhumation as the buriagl pattern, we have
distinguishgd the culture as Diegueno. This tern
has come to be used to identify the aboriginal
OCcupants of thisg pPart of California when, in
1769, the arrival of the first Spanish ¢olonists

ushered in the historic period.

National City owes its name to a large Spanish-
Mexican Period ranch called Rancho Lg Nacion,

which once may have inciuded the Rice Canyon area.

Americap settlers to the area as early as 1826,
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Within the subject area, however, there is no
evidence of land use or occupancy datable to
cither the Spanish-Mexican or Anglo-American
perieds.  Given the most probable use of the land
(as a range for cattle), it is improbable that
any construction or modification of the surface

of the earth would have been undertaken,

Cultural Inventory

Prehistoric.

Although four lithic artifacts were found within
the 1400 acres of the proposed development, no
a4boriginal sites wvere discovered. Inp retrospect,
this condition is possible because: (1) the supply
of food and water is limited and (2) heavy erosion
and associated deposition could destroy or hide

any evidence of human 0Ccupation.

Historic

A1l hisforic materials were'very recent, dating
ifter 1900, Modern gas and power lines cross Rice
Cunyon, and the remains of an earlier aqueduct
CXist, Hundreds of artifacts such as rifle and

CShotgup shell casings litter the area, reflecting

27



the use of the area as a suburban

fccreation site.

Four features were found at the crest of nili 478,
These consist of four square or rectangular
excavations ten by ten by three feet in positions

a@s noted in Figure 2. (page V-635), All four features had becen
subject to considerable erosion as 1nd1cated by

the edges being crumbled and the shapes distorted.
Associated materials were very limited and consisted
of several broken adobe bricks, burned and unburned
wood fragments, a broken pot-metal m1¢1tary vehicle
hgndlc, and cbviously more tecent garbage (beer
Cans, bottles), |

Because of size, shape, lacation and relative
Positioning, it is suggested that these features
reflect some form of mllltary installation of the

World War II era.
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MINERAL RESOURCES

Based on a review of "Mines and Mineral Resources of

San Diego County, California, County Report 3" preparecd
by the California Division of Minecs and Geology, there
appears to be no commeicial mineral or agpregate resources
on the property. Bentonite has been mined in other areas
and published reports indicate that these have been from
the San Diego Formation; however, the geologic mapping

by Woodward-Gizienski of the San Diego arca indicates
that the bentonite beds are in fact within the Otay
Formation. Based on the amount of overburden that
overlies the Otay Formation on the preperty (the San
Diego and Terrace Formations), it does not appéar that
beds of bentonite could be mined economically on this

property.

In other areas of San Diego, the terrace materials
have yielded aggregate and sand; however, due to the
thin and relatively discontinuous occurrence of this
-nonwhomogeﬁeous.tcrrace material on the property, it
does not appear that there are commercial qualities
available. No other mineral resources have becn

discovered within the project boundaries.
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TOPOGRAPHY

The existing topography is predominantly major west
draining canyons with normal sub-canyons separated
by ridges and sub-ridges. Rice Canyon is the dominant
feature on the site. The topography is a résult of
dissection of a marine terréce, remnants of which
are evident on top of the higher ridges. The site
lies between apprekimate elevations‘of 100 and 485
fect. The general relief from major valley to ridge
ranges from 125 to 200 feet. .The ground slopes on
the sides of the valleys range from less than 5%
on the Jower slopes to approximately 50% near the
top. The relative occurrence of the ground slopes

-’

is approximately as follows:

0 - 5% Ground Slope - 6% of total site area
5 - 10% " - 16% "

10 - 205 " - 35% .

Over 20% u - 43% . "



PALEONTOLOGY

The three Tock units that occur in this area are the
Miocene (?) "Otay'" Formation, the Pliocene San Diego

Formation, and the Pleistocene Linda Vista Formation.

The “Otay" Formation was recognized only recently.

The quotation marks indicate that it has not been

formally named, and the questions mark indicates that

i'ts age has not been definitely established, but it

Is probably Miocene. No fossils were observed in

this formation, though some of the fine-grained beds

- May contain microfossils, whiéh are common in such

rocks and can be detected only by time-consuming
laboratory procedures, However, these rocks are widely
distributed and accessible in the surrounding region

and it is unlikely that microfossils in the survey

arca arc significantly different from those in nearby
arcas. Fu;thcr, most good exposures in the survey area =
are in places designated for parks and open spaces where they
presumably will rcméiﬂ accessible. Thus there is

no evident need for preservation of these exposures

or for immediate attempts to collect fossils from

thonm,
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At least one bed of abundant fossils occurs in the
Pliccene San Diego Formafion: It consists of strongly
cemented, coarse-to medium-grained sandstone and
contains abundant fossil molluscs, which are
moderately well preserved but difficult to remoﬁe

from the rock intact. This bed i1s several feet thick
and is widely distributed in the area west of the

La Nacion Fault, but it does not occur east of the
Faulty - : . .+ No other fossils were observed in
the San Diego Formation, though microfossils may be
Present, as they-occur in this formation in many parts

of San Dicpo,

R [}
Both megnfossils and microfossils are fairly well
known in the San Diego Formation, and this occurence
is in no way unique or unusual., Similar occurences
are widespread and common in the surrounding region.
Also, tae fossil bed occurs partly in planned park angd

op space ares : i
pen space areas, Thus, there 15 no evident reason to

preserve these fossiis,

No fossils were observed in the Pleistocene Linda
Vista Formation, and it is highly unlikely that any
are present, Fossils are Very rare in this forﬁation,
which is widely distributed and well exposed in the

survey area and in the surrounding region.
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It is desirable, where practical, to preserve fossil-
bearing rocks for future scientific and educational
use, but there is no evident justification for making
special provisions to preserve or salvage thg fossils
that have been found in this area. It is possible,
though not probable, that additional small isolated
assemblages of fossils in the area may be covered by
soil or vegetation, but they would be inaccessible
under present conditions and it is unlikely thgt

they would be of special significance,

General Geolocy and Soil Units

Woodward-Gizienski's study reveals that the
subject property is underlain by feur general
geological units. These are, from youngest to
oldest: Alluvium (Qual), Terrace deposits of
late Pleistocen Age (P1t), the San Diego
Formation (Psd} of Pliocene Age, and the Otay
Formation (Mo} of Miocene Age. The maﬁor
geological formations on the site are the San
Diego and Otay Formations. Except for the
alluvium which is a mixed deposit, the geoldgical
units are ncarly horizontally stratified, medium
dense to dense, friable to moderately indurated
and relatively competent foundation materials.
Lithologically these materials generally vary in
grain size from clay to gravel.
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Alluvium - Allﬁvium is generally confined to
bottom areas of the major westerly draining
canyons and consists of a 35 to 300 foot

wide mixture of clay, silt and sand. Where

the alluvium is estimated to be greater
. i

than 25 feet in width in the valley and

canyon bottoms,
Typically,

the alluvium varies from loose to medium
dense, is porous and potentially compressible,
and in most areas is not suitable for direct
support of large fills or structures without

some treatment.

Terrace Deposits - The terrace materials

generally occur as discontinuous patches
that are confined to the upper few feet on
the mesa surface. It is estimated that
maximum thicknesses would be 20 feet. The
materials typically consist of very dense
slightly to moderately well-cemented reddish-
brown sands containing some gravel and
cobbles. The soil mantle déveloped on the
terrace materials is thin (generally less
than two feet in thickness) and consists of
loose silty sand, underlain by less than one
foot of residual sandy clay, which is

potentially expansive.
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San Dicgo Formation - The San Diego Formation

is oﬁe.of the major geologic units present
on this property. It typically consists of
medium dense to very dense silty fine sands,
which normally contain a minor amdunt of
gravel., The San Diego Formation underlies
the terrace deposits and/or the soil mantlé,
where the terrace unit is absent. East of
the La Nacion fauit, it extends down to an
elevation of approximately 400 feet, whereas
west of‘the fault, it extends well below

the alluvium in the canyons. Typically, the
soil mantle oveflying the San Diego formation
on the south facing slopes consists of from
one to three feet of silty sand containing

a trace of clay. Along the north facing
slopes, as well as on the broader upper
terrace surfaces (in areas of hummocky
topography), the soil mantle is generally
thicker (two to five feet) and consists of
loose silty sand and stiff sandy clay; the

latter is moderately potentially expansive.
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Qtay Formation - The Otay Formation generally

underlies the San Diego Formationm below an
elevation of approximately 400 feet east of
the La Nacion fault, and it underlies the
alluvium in the canyon east of the fault.
West of the La Nacion fault system the Otay
Formation is droppeé down below the valley
alluvium and is not exposed. The Otay
Formation, although containing some silty
sand beds, generally consists of interbeds
of clayey sand and mudstone. These materials
are potentially expansive to Varying degrees.
The soil mantle overlying the Otay Formation
on the southerly facing slopes is typically
one to three feet in thickness and consists
of a clayey sand to sandy clay. On the
northerly facing slopes, aé well as along
the lower colluvial slopes, the soil mantle
is thicker (three to five feet). The soil
mantle developed on the Otay formation is
typically moderately to highly expansive.

In addition, where the soil mantle is along

the northern facing slopes, there are
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indications of some slope creep. It would
appear, however, that the zone of creep is
relatively thin, and confined to the soil

mantle.

Ground Water

In the field studies of the property by Woodward-
Gizienski, no evidence of any significant seepaée,
springs, or water flows along the various canyons
were found. Ground water has been encountered

in test borings at depths of 10 to 25 feet in the
canyong. Since the watershed areca to the property
is somewhat limited, it is very doubtful that
ground water fields of significant extent will be
found in the alluvial soils above the bottoms of
the larger canyons. Based on available literature
the San Diego Formation, which underlies the
Property to depths, has proven to yield watér of
relatively poor quality. The ground water
-ﬂppoars to‘exist in discontinuous horizons, and
Quite different yields have been realized at
Similar levels in adjacent wells: Due to the
Closcness of the coast line, and based on data

from exXisting wells in adjacent areas, salt water
» 1)
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intrusion is also a possibility.

Geologic Hazards

Faults - A review of the existing published
geologic literature and the geological and s0il
investigations made on and in the genéral
vicinity of the property indicates that the La
Nacion fault and associated branches traverse
the property in a general north-south direction.
The fault system consists éf a main trace and two
ninor branches: The westerly branch trends to
the southeast and extends offsite; the easterly
branch appears to tefminate on the property.
Within the limits of the fault band,

three zones, dis-
tinguished by particular movements, have been
identified at specific locations. .(l) The zone
consists of major fault.breaks (1ithological
dissimularities) whicﬂ-ﬁay include offsets of
Holocene (last 10,000 years) materials;
(2) Within a second zone there are brecciated
and folded materials broken by either continuous
Or discontinuous fault traces which offset late

_lﬂcistocene (last 100,000 years) sediments; and

cermemme o
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(3) The third zone is that portion of the fault
where the materials have been disturbed and
discontinuously faulted, but are not associated
with any particular period of activity. Although
the specific limits of the various zones could
not accurately be determined for the entire
length of the fault system, a band approximately
250 feet wide has been shown on the geological
and soil plan. The zones of the La Nacion fault
and associated branches generally fall within

this band.

Based on measurable offsets along the fault zone,
it is interpreted that there is a minimum of 210
fecet of vertical offset on the main trace. The
measurable offsets along the relative short

. easterly. hinge branch (total length about 6000
feet) varies from approximately 100 feet at its
confluence with the main fault trace south of
thc‘propefty, to less than 1b feet approximately
500 feet southerly of its northern terminise.
The location and approximate liﬁits of the La
Nacion fault and its branches are shown on the

attached geological and soil plan.
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Earthquakes - A regional evaluation in regard to the

occurrence of earthquakes in the San Diego arca has

been made and published by Mckuen and Pinckney, 1972.

In this report, it is concluded that for most construction
(light industrial and residential) the greatest risk to
the San Diego arca in regard to shaking is the Elsinore

and San Jacinto faults.

Seismic Risks - This can generally be divided into threc

categories: 1) Damage resulting in physical ofiset of
the ground along faults. On the subject site location

of the La MNacion fault zone has beecn generally defined
and is a concern in this regard; 2) Damage due to ground
shaking. In this regard, it is our opinion that the site
is not considered to be comparatiﬁely a more hazaydous
location from the standpoint of earthquake shaking than
that of any other area in San Diego; 5} Damage due to
ground failure. Loose alluvial soils combined with a
relatively high water table are susceptible to settlement
and/or liquefaction. There are sone soils, priﬁcipally
the alluvium, in the canyon bottoms that could be subjecct
to scttlement and/or liqucfaction during an carthquake.
Ground failure in the form of landslides 1is a problem in

some hillside arcas. Since there are no indications of
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1andslides on the subject property, slope stability

in regard to natural slopes should not be a problem.
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B. Description Update

Meteorology and Climate

Temperature

In the coastal region, freezing temperatures have occurred
only eleven times since 1871. Temperatures of 90°F and above have
occurred far more frequently. It is interesting to note the tempera-
ture differences between Chula Vista (elevation 9 feet) and Bomnita
(elevation 105 feet). Records are for the period 1940 to 1970,
Bonita has been 2-3° warmer on the average. The highs have been
5~1O6 higher, and the lows 5° lower than Chula Vista.l

The subject property lies inland approximately the same
distance as Bonita. Although its topography is more extreme and
much higher, it possesses some canyon areas which could be expected
to experience the same type of temperature extremes as Bonita. In
fact, the more narrow and restricted character of these canyons
would most likely experiehce temperatures even higher and lower than

Bonita, due to less air circulation,

Table A-1 (see Appéndix A) provides a comparison of the

temperature variation at Bonita and Chula Vista.
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Rainfall

Based on records from 1940 to 1970, Bonita's yearly average
total rainfall has been significantly higher than Chula Vista (11.12
inches/9.98 inches, respectively). The Lower Otay Reservoir station
(elevation 500 feet) has recorded an average of 10.32 inches per
year since 1946. Highest monthly rainfall in Bonita for any one
year occurred in March (7.32 inches). In Chula Vista 6.9 inches
was recorded in December; Lower Otay Reservoir recorded 7.86 inches
for the month of March. All three stations recorded highest annual
rainfall at slightly over 24 inches.

In order to anticipate extreme conditions, the U.S. Weather
Service has constructed a table entitled "Rainfall Intensities Ex-
pected Once in 50 Years'. The table is divided into three sections:
Coastal, Mountain, and Desert. The subject project area is in the
Coastal sectionm. Maximum rainfall for the coastal region in a Z4-
hour‘period has been calculated to be 4 1/2 inches.

The above information is depicted in Table A-2 (see

Appendix A).

Wind

Specific data on wind direction and velocities at the site
are not available. However, rather extensive information does exist

regarding the conditions at Ream Field, Imperial Beach, approximately



6.5 miles southwest from the site; and Lindbergh Field, 10.5 milecs
to the northwest. Table A-3 (see Appendix A) provides an indication
of the wind characteristics at Ream Field, while Table A-4 (sece
Appendix A) shows essentially the same information for Lindbergh
Field.

More pertinent to a discussion of winds at the site however,
is the somewhat limited data that has been gathered at Brown Field,
approximately 5.8 miles southeast of the project site. Although this
information is not nearly as extensive as that for Ream and Lindbergh
Fields it does give a good approximation of the conditions that will
be found at the site.2 Furthermore, the Brown Field data are corrobo-

rated by:

{1} A comparison with the information in Tables A-3
and A-4,

(2) An examination of detailed wind rose data for
Ream and Lindbergh Fields, and

(3) Recognition of the fact that those two observa-
tion stations lie near the coastline, while
Brown Pieid and the project site are five to

eight miles inland.

Based on the data and sources described above, it is
therefore estimated that wind conditions at the project site on an

annualized basis are as {ollows:
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Time From Speed
Period (Direction) (Xnots)

Mid-morning to early evening WSW 10.5
(1L000-1800)

Early cvening to late night WSW 4.5
(1800-0100)

Late night to mid-morning ESL 4,06
(0100-100G)

Santa Ana conditions which occur in late summer and early fall
introduce high velocity {(up to 50 knots), extremely warm winds
from the east. These "desert winds" usually bring with them con-

siderably highexr air temperatures and, concomitantly, fire hazards.

Inversions

Inversions exist when air temperatures increase, rather
than decrease, with increasing altitude. The existence of in-
versions tends to restrict the vertical diffusion of poliutants
in the air, thus increasing the possibility of photochemical smog
trapped near the earth. Previous studies indicate that inversion
base heights tend to be more elevated in the southern portions of
San Diego County, sloping downward toward the northern border.3
The difference in height is probably less than 100 feet, however.
In addition, the base height tends to rise with an increase of
distance from the ocean and an increase in surface elevation.
Furthermore, the height, lapse rate and thickness of the inversion

layers vary diurnally, from day to day, and seasonally.
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Based on severél sources, it appears that inversions
exist in the vicinity of the site about 82-88 percent of the
time.3’4’6 Furtherﬁore, when they occur, their base heights are
at approximately 1,500 feet or less (above mean sea level) roughly
40-60 percent of the time. Table A-6 (see Appendix A) provides a
month-to-month view of the occurrence of inversion layers at
Montgomery Field and North Island. As in all near-coastal areas
in the San Diego region the frequent occurrence of inversions
creates conditions adverse to good air quality because of the
limited ventilation during these periods. However, these in-
versions normally 1ift on a daily basis so that long periods
(several days or more) of adverse air quality conditions are ab-

normal.

Cloud Cover

Another meteorological factor which influences the
existence of photochemical smog is the amount of sunshine or con-
versely, cloud cover, that exists. Table A-7 {see Appendix A)

is based on empirical data gathered at Lindbergh Field.”

Air Quality

Tﬁe subject ﬁroperty is located within the City of Chula
Vista, and falls within the jurisdiction of the San Diego County
Air Pollution Control District (SDAPCD) for air quality control

purposes, The San biego air basin equalled or exceeded Federal primary health

standards 225 days in 1972 which Chula Vista experienced similar ambient condilions

108 days. The San Diego region therefore, experiences poor air quality a signi-

ficant proporticon of the time.

46

Lo

R



Increasingly more stringent air pollution control -
requirements are being implemented in San Diego County in an

cffort to improve regional air quality and comply with State and

Federal air quality standards. There are seven locations in

San Diego County where air quality data are monitored. During
January 1972 an air quality monitoring station was established

in Chula Vista at 100 East nyn Street (Fire Station). This moni-
toring station had previously been located in Nestor. The station
monitors the concentrations of photochemical oxidants only, and
does not provide for measurement of other air pollutants such as
nitrogen oxides, hydrocarbens and carbon monoxide. However, the
measurement of photochemical oxidants provides a good indicator
of overall air quality conditions. Reports for the years 1972
and 1973 are available from the SDAPCD and indicate the following

air quality conditions in Chula Vista:
TABLE I-1

Total Oxidants - Using Daily Maximum Hourly Averages in Parts

Per Million (ppm)

Quarter - 1973
1972 st 2nd 3rd 4th

Pai———,

Average of Daily Maximum
Hourly Averages .07 .06 .09 .07 .06

Highest One Hour Average .29 .12 .28 17 .20

Percent of Days at oOT Exceeding
Air Quality Standards

State (.1 ppm) 15 8 33 15 11
Federal (.08 ppm) | 22 11 43 23 15
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Air quality conditions at the subject property can be assumed

commensurate with that at the Chula Vista air quality monitoring

station in the absence of instrumented measurements at the site;

however, there will be some variation due to topography and the
meteorological dynamics of the area. Detailed discussions of
the interactions of dynamic meteorological forces in the atmos-
pheric diffusion processes are provided in the foregoing dis-
cussion of Meteorology and Climate, and in Section III on air
quality impacts.

Efforts within San Diego County have been aimed primarily
at reducing the emission rates of hydrocarbons. This emphasis
exists because, of all the various pollutant levels monitored,
State and Federal standards for oxidants and hydrocarbons are
exceeded much more frequently than are those for other recognized
pollutants. For example, it can be seen from Table I-1 that
Federal standards for total oﬁidants were exceeded 11 to 43
percent of the time at the Chula Vista station. The downtown
San Diego station exceeded those same standards up to 22 percent
of the time over the same period (1972-1973). Conversely, the
downtown station exceeded the Federal standard for carbon mon-
oxide only 8 percent of the time in 1972 and up to 5 percent of
the time in 1973%. Likewise, the Federal standards for sulfur
dioxide and nitrogen dioxide were not exceeded during any of the
two years being considered.

Because the oxidant levels existing in the atmosphere are a
direct result of the photochemical reactions of hydrocarbons and
the oxides of nitrogen under the influence of ultraviolet sﬁn—
light, reduction of hydrocarbon emissions was identified by the

Environmental Protection Agency and the San Diego APCD as the
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best method of meeting the oxidant standards within the prescribed
time perioé.6 Furthermore, almost any strategy aimed at con-
trolling hydrocarbons will tend to reduce carbon monoxide levels
as well.

Because the subject property presently is undeveloped and
reasonably accessible to residents of the Chula Vista area, it
has been used for off-road vehicle activity and many trails from
such vehicles currently exist. When such activity is occurring,
localized dust conditions and exhaust fumes are being created.
Furthermore, construction activity associated with the extension
of Interstate 805 just west of the property is also causing some
iocalized dust and fumes in the area. Completion of the highway

project is estimated for mid 1975.

Noise

The property presently is unoccupied and, in general, not
situated close to any well traveled roads, although Interstate 805
is under construction on the west boundary of the project site.
Additionally, the property is currently used as an illicit recre-
ational vehicle area, particularly for trail bikes. This con-
tributes to ambient noise levels on weekends and holidays when
most of these activities occur. The topography is such that the
property is subjected to general noise attributable to traffic
on Interstate 5 and other vehicular activity within the nearby
Chula Vista area,. A

An ambient noise survey of the project site was made on

February 12, 1974. The weather was cool and overcast. The
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measuring equipment used consisted of a General Radio 1565-B
“Sound Level Meter (SLM) which meets the requirements listed in
American National Standards Institute (ANSI) Standard S1.4-1971,
gound-Level Meters." The SLM was calibrated with a General Radio
Type 1562-A Sound-Level Calibrator and fitted with a windscreen.
The measurements were taken approximately 4 feet above the ground
to avoid ground reflection influences. Measurements were made
between the hours of 0900 and 1030 using the A-weighting network
and slow response of the SLM. The slow fesponse waé utilized
rather than the fast response to obtain a smooth average over the
measurement period. Readings were observed every 15 seconds for
3 1/2 minutes on the SLM and recorded on a log sheet. DNoise due
to animals, birds, insects, and wind blowing through vegetation

was almost non-existent because of the nature of the property.

Tntrusions of man-made noise from aircraft and construction vehicles

predominated. Data acquisitions were made at twelve locations

throughout the site as shown on Figure I-2. The measurement sites

were chosen on the basis of Phase I and II development plans,
traffic corridors, and accessibility.
Table. I-2 provides the results of the ambient noise survey.

As noted, the average range of noise levels fluctuated on this

day between less than 40 and 71 dBA. Since measurements were taken

on a holiday (Lincoln's Birthday), off-road vehicles and traill
bikes were present on the site. The major noise source at the
site was heavy equipment working on the construction of the I-805
freeway. In addition, light aircraft and commercial jet aircraft

cause frequent noise intrusions (54-56 dBA).
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TABLE I-2

Noise Level Measurements

Taken On The Subject Property

Acoustical Maximum

Range Reading
Location dB{A) dB (A} Noise Sources

1 61-62 64 Heavy equip., freeway constr.
2 69-71 13 Heavy equip,, freeway constr.
3 54-57 62

4 58-61 61

5 45-51 53

6 51-55 60

7 _ 40-40 56 High alt. aircraft

8 40-41 54 Light aircraft

9 44-47 82 0ff road vehicle (15 ft.)
10 : 40-42 80 Trail bike ({15 ft.)
11 46-48 54 Light aircraft |

12 £6-56 59 Heavy equip., light aircraft

trail bikes
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1, National City

2. Southeast San Diego
3. Sweetwater

4, Chula Vista

5. South Bay

6. Jamul

7. Spring Valley

8. . Lemon Groﬁe

~With the completion of the Interstate 805 freeway in mid 1975,
and the subsequent completion of State Route 54, the proposed
site for Plaza Del Rey will provide a superior location for a
large regional shopping center, which is supportable by
the population base and available dollar volume potential for
shoppers' goods. Tabular summaries of the population, household,
and income data for the South Bay subrégional areas are presented
lin Appendix B. For a full discussion of the market study, see
the report on Plaza Del Rey by Real Estate Research Corporation,

February 1674.



1. The inclusion of Jamul, Spring Valley and Lemon Grove statistical areas

in the market area is of some concern to the City and the following evaluation

is offered:

Jamul -  The predominant population is located in the northern segment of
statistical area., The only well paved thorofare is Highway 94.
Traffic is channelled north of Sweetwater Resevvoir, From Inter-
section of 94, Jamacha Blvd, and Willow Glen, it is only b miles
to Grossmont Center, 5 miles to Parkway Plaza, end less than 6
miles to College Grove, while it is over 10 miles to Plaza dol Rey.
It is possible that competing centers may intercept virtuatly alil
of the Jamul buying power. This area has historically had an
rast County rather than a South Bay.orientation,

Lemon Grove - This area is adjacent to College Grove, has direct freoeway
connection to bath Grossmont Center and Parkway Plaza, as well
as Mission Valley and Fashion Valley. The geographic center of
Lemon Grove is only 2 miles from College Grove, & miles from
Grossmont Centers Mission Yalley and Parkway Plaza are both 8
miles from ihe geographic center. The community has had an East
County orientation. Penetration of the Lemon Grove market by
Plaza del Rey would be mwinimal.

Spring Valley - This is a rather large sub region, which is hisected by
significant topographic barriers. C(ensus Tracts 135, 136, 137
and 138 are all distinctly Fast County oriented, toward E1 Cajon
and La Mesa, while only the La Presa and Dictionary Hi11 sections

(Census Tracts 139} could be said to approach a South Bay
orientation. 1970 population of these tracts 1is:

135.01 2697 139.01 2786
135,02 2061 139.02 4115
136.01 3993 139.03 1494
136.02 3322 R
137 4617 sub Total 8395
138 5379 '

Total Population 30,464
Sub Total 22,069 ‘

Census Tract 139 constitutes 27.5% of all Spring Valley arca.

See Input Section for a response to this evaluation {rom Keal Estate
nesearch Corp.
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" The center is being designed on three levels; two will be
above grade, and the third will include sub-level truck delivery
docks, utility and delivery tumnels, basements for the 2 larger
department stores, and a restaurant with food preparation and
serving arca. The center is proposed to be developed in 2 phases; the first
with 750,000 square feet of retail space (including the restaurant-
dining area), and the second adding 450,000 square feet for the
total of 1,200,000 square feet of retail space.

The first phase will include the fuil development of two
najor department stores and partial development of the third, as
indicated on the following Development Table. The three levels
of site development are illustrated schematically on the following
page. Off-street parking will be provided in a fully landscaped
lot surrounding the main stores and mall area. Phase I will
include 3,423 spaces, and Phase II will add 2,009 spaces, for a
total of 5,432 spaces serving the shopping center. Two satellite
retail facilities, for tires, batteries, and auto accessory sales,
will be located in the parking lot area, as shown on the accompa-
nying site plan.

A site plan showing the location of the regional shopping

center.and other major project elements is provided in Figure I1-2.

B. Professional Area

A 9.7 net acre professional area is proposed at the eastern end
of the shopping center site. This area will include two buildings;
one will contain about 50,000 squave feet of office space, along
with a bank or savings and loan office, and a restaurant. The
othgr building will house threce theatres, each containing 150
seats. Additional off-street parking, with 376 spaces in a fully
landscaped lot will be provided to serve these activities.
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TABLE II-1

Plaza Del Rey
Development Table and
Parking Requirements

Regional Shopping Center

Gross Paricing
p Store Type Leasable Area ~Requirements Total Epaces
1976
Dept. Stores 435,000 1/200 S.F. 2,175
Apparel Specialty 225,000 1/200 S.F. 1,125
Furniture & Home 48,500 1/600 S.F, B1
Furnishings .
Other - Support 41,500 1/1000 S.F. b2
& Service
TOTAL | 750,000 Squarc Feet 3,423 Spaces
1980
Dept. Stores 720,000 1/200 S.F. 3,600
Apparel Speclalty 324,000 1/200 S.F. 1,620
Furniture & Home 84,000 1/600 S.F. 140
Furnishings
Other -~ Support 72,000 1/1000 S.F, 72
& Service
TOTAL 1,200,000 Sguare Feet 5,432 Spaces
Gffice - Theatre CompleXx
Bullding Size of Parking
__Type ' Facllity Requirements Total Spaces
Office 50,000 S.F. : 1/300 S.F. 167
Restaurant 50 Tables 1/2-1/2 Seats 80
Theatre 3 x 150 Seats 1/3-1/2 Seats 12§
TOTAL ' ' 376 Spaces
Recreation-Visitor Commerclal
Bullding Size of Parking
Type Facillity Requirements Total Spaces
House of Ice 50,000 S.F., 300 Seats 1/3-1/2 Seats 86
Club House ‘ 250 Seats 1/2-1/2 Seats 190
20 Tennls Courts, 6 Raguet Ball
Hotel-Motel 150 Rooms 1/25/Room 15F
Savings & lLoan 12,000 S.F. 1/300 S.F. _ho
382 Spaces
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C. Recreation/Commercial Area

The recrecation/commercial area to the west of the shopping

center will occupy a 26.4 net acre site, and will contain a tennis-swim club,
ice skating arena, savings & loan, motel, and related off-street parking and
Jandscaping.,  The tennis club will have 21 courts blus 6 fully enclosed
racquet ball courts, an olympic-size swimming pool, and a club-
house. The ice skating arena will contain approximately 50,000
square feet of building area, and the motel will have about 150
rooms. Off-street parking for 342 cars will be provided in this
arca, with 186 spaces in a fully landscaped parking lot, and 156

spaces in the base structure of the motel.
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D. Multiple Family Residential

The proposed multiple family residential areas will be
located to the north and east of Plaza Del Rey, as shown on the
site plan. These areas will include approximately 600 apartment
units, at a density of 15-20 units per acre, and 675 townﬁouses,
at a density of 8-10 units per acre. Recreational facilitlies
such as swimming pools, volleyball and tennis courts will also
be provided, along with adequate off-street parking facilities
and full landscaping of each site. The total estimated population
residing in the 1,275 units when fully occupied will be nearly
3,700 persons, based upon the City's estimated average family size
per unit. Total length of time for the full development of the
residential portions of the site, including the single-family

area, is expected to be about 10 yeaxs.

E. Single-family Residential

The northwestern portion of the site is proposed for ad-
ditional single-family residential subdivision development, which
will blend consistently with the existing Lynwood Hills develop-
ment. This area will contain 179 dwelling units, with a total
population of 66Z persons (based upon average of 3.7 persons/unit).
The total estimated residential popﬁlation within the revised
plan area will therefore be about 4,350 persons by the mid-1980's,

at full development.
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F. Public Facilities

The proposed revised site plan includes a ten-acre elemen-
tary school site and an édjacent neighborhood park site. The j
western portion of the park would include the open easement for
the Otay water transmission line. These two sites were formerly . :
located entirely to the east of the water line, in the Sports
World Plan. In the former plan, the regional shopping centef
was proposed north of '"H" Street. The new 1ocafion will be more
central to its total service area, and still be conveniently

accessible from the east.

The developer is curvently negotiating with the school district vor an
evchange of this site for a 10 acre site at the western terminus of the
existing pértion of east H Street. The school property will be required
for the extension of east H Street.

According to average student generation rates provided by
the City of Chula Vista Elementary School District, the proposed
1,450 dwelling units will produce 545 elementary-age children;
however, applying the average generation rates contained in the
City's Environmental Review Manual would result in 880 elementary
school students. The District staff has indicated the proposed
school site could accommodate up to 950 students, if operated
on a year-round basis, which the Board favors. The State, however,
is currently discouraging such programs, and it is possible that
additional school sites could be required, depending upon future ¥
State legislation, and which average student generation rates
will be applied to this project.

The proposed 1,450 dwelling units will also generate demands
for junior and senior high school facilities, although they are
planned beyond the boundaries of the subject 450 acres. There
will be approximately 435 junior high school students, and 290

senior high school students coming from the proposed residential
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areas by 1986, according to both the Sweetwater Union High School
District and the City's Environmental Review Manual. These
students will generate part of the demand for development of the
proposed junior high school site immediateiy to the east, as
shown on the Sports World General Development Plan. Since the
existing high schools in the District are currently operating at
full capacity, these additional students will generate a demand
for additional senior high school facilities.”

A new city fire statiomn is proposed to be located about
1/2 mile east of the regional shopping center site, at the inter-
section of "H'" Street and the connecting road south to Telegraph
Canyon Road. This station location is nearly identical to the
one proposed on the Sports Worid Plan; however, the street system
north of "H" Street has been revised to more fully reflect the
existing topographic conditions. Adequate and convenient access
will be provided in all directions from this site, and informal
approval of the location has been given by the City of Chula Vista

Fire Chief. *

G. Institutional Church/School

A combined church and parochial school are proposed to be
jocated on a 7-acre site at the socutheastern boundary of the
subject 450 acres. This institutional complex will also include
some offices and adequate off-street parking to serve their daily
and weekend needs. The site will be fully landscaped, including

the parking area.

* See Input Section and responses thereto for more information cn schools and
fire protection.
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H. Open Space

The proposed project plan for the Plaza Del Rey regional
shopping center and nearby developments previously described will
also include some natural slope areas, which are designated as
Open Space. These areas include the upper 150 feet of the south
siope of Rice Canyon, the upper portions of two tributary canyons
+o Sweetwater Valley, and most of the large canyon lying casterly
of the major water easement. These 91 acres in natural slope

areas will be retained with their existing patterns of vegetation

and some wildlife, and provide some natural relief to the major urban

developments proposed in the area.

The proposed 7.4 acre park is adequate for the anticipated 4330 people who
will occupy this project, based on the existing 2 AC/1000 people standard.
The Parks & Recreation Element of the General Plan proposes an increasing of
the standard to 4 AC/1000. If this action is taken, 14.8 acres of developed

park land will be required.

I. Drainage

A major storm drain channel is proposed to carry surface
runoff from Rice Canyon, beginning at the southeastern corner of
the site, extending along the south boundary road for Plaza Del
Rey, and draining into the natural canyon at the western property
boundary. The channel will be fully lined, with a depth of 8 feet
and a bottom width of 10 feet. The design capacity will be 2,113
CES (cubic feet per second), which is adequate to accommodate a

50-year storm flow from Rice Canyon. By paralleling the loop
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road, at a slightly lower elevation, the channel will not be
visually prominent within the total development.

Plaza Del Rey will contribute approximately 290 cubic feet
per second to the peak flow in Rice Canyon. Because of the ieﬂgth
of the main basin, the type of soil, and the travel time, the in-

creased peak flow will be about 10 cubic feet per sccond OF

3_percent greater than at present. gimilar development of up-
stream areas would have materially greater 1ncrease in peak flow
than will be experienced here.

peak flow from the smalley canyons will be 15 to 20 percent
higher than present. Drainage in the canyons will be intercepted
in pipes at street crossings. Street and parking lot flow from
the developed areas and roof drainage from major buildings will
be intercepted in a network of pipes or culverts and connected to

the Rice Canyon channel southerly of "R Street. ¥

J. Circulation System

The circulation system for the western portion (450 acres)
of the Sports World General Development Plan has been revised to
reflect the modified 1and uses in this area. MH'' Street remalns
in nearly the same alignment previously shown; however, the partial in-
terchange at the eastern end of the shopping center site has been
replaced with 2 grade jntersection, andrthe former ring road has
been substantially reduced on the north side of "H'" Street.

The interchange at the western end of the site has been re-
tained and expanded to accommodate more turning movements. The

“See Input Section ahd respunses thercto Tor rurdlier invoraation on drainage.
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high-capacity ring road on the south is necessary to provide
for adequate circulation in and out of the shopping center and
nearby commercial-recreational facilities. This road has been
realigned at the eastern end to intersect directly with "H"
Street and the residential collector extending to the northeast.
The former direct connection from the ring road south to ngn
Street has also been deleted.

The former large ring road north of "H" Street have been realigned and re-
duced in scale to provide for adequate circulation as a resi-
dential collector, and for direct access to the school and park
site within the subject 450 acres, and the proposed junior high
school Qite immediately to the east. The direct connection to
Bonita Road via the realignment of Lynwood Drive has been re-
tained in the revised General Development IPlan, and is intended
to be constructed durihg Phase II of the shopping center develop-
ment. Local residential streets will be developed to serve the
single-family residential development around Lynwood Hills., The
initial development phase of Plaza Del Rey is expected to include
"H" Street for a distance of 1/2 mile east of the subject property,
and the connecting road south to Telegraph Canyon Road. The
easterly extension of '"H'" Street to connect with Otay Lakes Road
is anticipated with thc development of Phase II of the shopping

center.
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Iv.

ENVIRONMENTAL IMPACTS

Findings 9fﬂEIR~73—]

IMPACT AND MITIGATING MEASURES

Impact (Flora)

The report of the botanical survey conducted by
R. Mitchel Beaﬁchamp, Department of Botany, San
Diego State College, between February 25 and April 1,
1972, indicates the botanical impaét will be tied to
the retention of open spaces. (He.states: "Drainage
into the canyon will be‘iﬁcreased due to eliminatioq
of watershed afforded by adjacent vegetative. cover

and because of paving for streets and parking areés.
Hoﬁever, the vegetation associated Qith the canyon

bottom, although nct riparian in nature, will not

‘be adversely affected by increased flows during the

winter storms. If storm drains are directed into

the canyon, the run off from car washing and lawn
watering‘ activities would éreate_a higher Watgf flow
than has been normally true for the project site. This
increased water floﬁ would certainly Bring about the
development of more aquatic vegetatioﬁ than is now in
the canyon. This could enhance the value 6f the canyon

as a recreation area and wildlife area.")
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Mitigating Measures (Flora)

"The native vegetation of the survey area contains no
native trees. Several of the shrubs attain aborescent
proportions, i.e., Heteromeles arbutifolia, Rhus )
integrifolia and Sambucus caerulea. Because of the

lack of trees, the park potential of the canyons pro-

posed for open spaces is low.

The abundance of cactus on south-facing slopes and

the steepness of the north-facing slopes require paths
if for nothing else than safety. Development of a
series of parellel and intersecfihg foot paths th;ough
ihe caﬁyon would greatly augﬂent the accessibility of

. .
the area to hikers.

-

Use of the canyon by motorcycles-has élready shown

that such use is not compatible with a wilderness park.
The attendant destrucfion of vegetation cover, especially
on the challenging, north-facing slopes is not only

unattractive but also a prelude to erosion..
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Equestrian activities have so far been limited to”
the caﬁyon bottoms and along existing roads. |
Such activitieé in the future would produce no
adverse effects on the indigenous floré. The
corridor under the main power lines is effectiveiy
beyond the natural state now aﬁd further Fraffic

{(whether vehicular, pedestrian, or equestrian) will

‘produce only a weedy, dusty path.

'hoﬁélmajor consideration with.public use of the open
snges is fire. A burn area‘was encountered in the

' survey area. Fires in the.survey_area'probably-do
not feach the size or intensity of chaparrai wild-
fires because the vegetation: is more open and not
so flammable. However, the végetatién is nét well
-equipped to recover rapidly from a burn and the
- scar could very well persist for upwards to a decade;
‘Dwellings on the perimeter of the canyon would be
in no immediate danger if alfi}e were to'starf.
Adequéte rear.yard setback and fire retafdant plant
cover on £ill or cut slopes would serve as a éufficient

barrier.
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- Dried, north-facing slopes would be most vulnerable

to burns due to the more abundant plant cover.

The féct that the open space areas are canyons rather
- than hills or ridges, gives it a relatively lower
value as.open space. The break up of the view of’a
sea of dwellings_by a ridge is apparent, Only those
homes. en the canyon fim would benefit froﬁ the visuzl

. open space value of the canyon. The power line corri-

. ..dor should be considered oﬁen space only as it per-

tains to recreation.

Regarding the open spaceé,fit is essential that
'disturﬁahce within the‘canyoﬁ be avoided. Soil moving
"aﬁtivity on the canyon rim will be done so that ,
loose soil is not spilled into the canyon. Imprdper
disturbing of slopes, may lead to invasion by annual

" weeds, ‘The ridge access and ceologic survey cuts have
already altered fhe canyon aesthetically.- The plant-
ing of native tree species WQuld improve the appear-
ance and value of the canyon as a park.

The above observation will have a great deal of
importance throughout the final planning of the

subject project.
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IMPACT AND MITIGATING MEASURES

Impact (Fauna)

.

The report of the field survey conducted between
February 25, and April 1, 1972 by Michael U. Evans,
Department of Zoology, San Diego State College,
states with regard to the impact to the environment:
""No species of wildlife known to occur at the

subject property is considered rare or endangered in
the Sfate of Califorﬁia. However, the coastal'Cactus
wren, locally common on the property, is rare in the

southern California coastal region.

The impact on the‘total wildlife ﬁo@ulation resulting
from future development would probably be severe,
judging from the absence of wildlife on the housing
development adjacent to Rice Canyon. Some resident
songbirds (Mockingbirds, California thrashers,
Finches, and Sparrows) and some gamebirds (Mourning
doves and California quail) can exist and even flourish
around human habitations, provided they have suffi-
cient suitable habitat for feeding and nesting,

while some other birds (such as Bushtits, Wrentits,
and Nighthawks) probably need certain minimal,

requisite habitats in order to survive.
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Mammals, lacking the aerial mobility of birds, are
generally less. successful at adapting to radical '
changes in their habitat. However, many rodents

and rabbits (Brush rabbits, Ground squirrels,
Woodrats, and Deer mice) are able to maintain them-
selves in the vicinity of human habitations. Larger

mammals probably need corridors of contiguous

habitat to migrate to other suitable habitats.

The proposed open space canyon area contains most
of the typical habitats found elsewhere on the

. subject property".

Mitigating Measures (Fauna)

The following recommendatiohs have been made by

Michael U, Evans.

"Animals are usually intimately dependent on specific
types of vegetation, and the two together form a complex,
integrated community. If natural plant associations

can be maintained through the judicious formation of
ﬁatural parks, open space, limited recreational areés,
and wildlife corridors, the animals associated with

them can be expected to survive in viable numbers.
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In order to preserve the maximum amount of

w11d11fe, proposed open spaces w111 be chanoed

‘as 11tt1e as possible from thelr present )
condition. The human uses of such an area should
be limited to ""passive recreation'" such as horse-
back riding, hiking; nature study, and picnicking.
oMore active uses such as motorized recreational
vehicles (motorcycles and dune buggies) and hunting

'aro incompatiblo with the natural wildlife-vegetation
community. Parklands with extensive plantingo of
introduced or exotic vegetation often invite ferai
or infroduced birds and mammals (such as Starlingo,
Hoose sparrows, Black rats, and Houso Mice) which
disPIéoe notive species and may even reach pest
proportions, Natural parks should be altered as
little as possible or practical if wildlife is to

" be maintained. An added dividend from tho preserva-
tion of such areas in their intact.condi;ion is that

-they may serve local school children as education

centers for nature and ecology study.
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The creation and maintehance of wildlife corridors

or areas of contiguous habitat may permit interchange

and movement of wildlife in response to local pressures.
At the subject project, the proposed open spaces and
"green belt" beneath the high tension electric lines could
serve as a refuge and corridor for wildlife. Buffer zones
of natural vegetation will be maintained adjécent to the

service road beneath the power lines."

-The above observations of Mr. Evans will be considered
“heavily in the detailed planning of the development.
-Specific areas to be preserved are the Wildermess Park,

as much of the main.leg of Rice "Canyon as fossible, the
.cgnyon and slopes on the northern side of the project and
various minor canyons and slopes contiguous to the development.
His reference to the peril of inviting ferai birds or mammals
: will be of special importance; This condition-will be
 avoided by the use of the list of observed and hypothetical
flora speéiés inqicating the more compatible vegetation for
fhe area. | . |

Because flora and fauna are an eéplogical unit, the map

on page V-7.1 indicates the most.probable location of the

displaced fauna.

As pointed out in this section, the more dangerous animal
species will most likely be driven out of the area; thercfore,

it is unlikely to assume they will be a hazard to the residents.
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_If it does come to pass that the wildlife of the
area do threaten the public safety, then the |
developer will certainly assist the city in pre“'

wenting any harm to occur to its-citizens.

It must be understood that a maximum amount of
wildlife is desired to remain in this area but
'certainly not at the expense of public health and

safety.
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History

The description of the present environment it was stated that there
are no known items of significant historical value on the property.

Therefore, no impact is evident in thi#s category.

Impact (Archaeclogy)

Prehistoric

Becauselof the lack of visible prehistoric sites,
one must say that no damage will be done. However,
if site remains have been covered, construction
will forever destroy them. Therefore, it is
impossible to say what prehistoric remains will be

destroyed through construction.

Historic

Virtually all historic use remains will be.destroyed
(removed, buried, collected, etc.) during construction
and eventual occupation of the érea.p Although ex-
tensive parks are planned for the project, most of

* the historic artifacts will be removed.

Of particular interest, the possible World War II
features will be destroyed through construction of

the "Single Family Detached" area.

Mitigating Measures (Archaeology)

Prehistoric

Although no prehistoric sites were found, the

76



possibility exists that sites do exist but are

" covered with sediﬁent. These sites may become -
visible during construction and the moving of dirt.
An archaeologist shall be notified and-consfruction
stopped if possible.sites or any cultural materials

are unearthed .during.construction.

Historic

Historic remains are generally too scattered and

tob recent to require or suggest preservdtion or
collection. However, it is recommended that
Tesearch be conducted to idéntify {who, what, when,
why) the remains of structures on Hill 478. Should
these remains reflect local participation in coastal
défense of Southern California during World War II,

they may be of some historical interest.
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Water

There is ro ground water or any other significant water resources
on site.

Mineral Resources

No significant resources have been identified on site.

Impact (of site development) | .
The required grading for the subject project will

have an unavoidable impact upon the existing topography
by lowering and flattening the riéges and raising the
valléys. The extent of the proposed grading is shown
on the preliminary grading plans. The ground slopes
that would exist after complete development are shown

on the future ground slope map.

Further discussion of the impact of the proposed
grading are presented elsewhere in this report under

specific topics.

Mitigating Measures

The design of the subject project is pfedicated on

the maximum retention of major natural topographic
features and the reduction of scarring effects due to

- grading while maintaining an acceptable level of safety
for traffic, and providing protection against unstable
slopes or slopes subject to erosion, deterioration, or

slippage.

Man-made slopes, resulting from grading, will be

blended into the natural topography by the use of
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contoured grading and by the use of rounded toes and -
tops of slopes. 'Large levelpads which are molded and
contoured on the tops of slopes and edges will be
utilized where possible to avoid "stair-step style"
paddiﬁé of adjacent pads. Split ér two-level dwellings
will also be utilized to ensure the structures and
building sites fit into the natural topography and

more effectively utilize smaller pads.

Cut and £ill slopes will be protected from storm run-
off, erosion and made more pleasing in appearance by
landscaping with plants that will blend with the

surrounding terrain and development.
'

The developer will utilize the ideas and concepts
contained in the City of Chula Vista manual "Design
Criteria for Hillside Development," a copy of which
‘has been furnished to him in the drawing up of precise

development plans.

Further discussion of mitigating measures to control
the impact of grading on the natural topography are
presented elsewhere in this report under specific

topics.
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Paleontology

A discussion of the impact and mitigation of this resource is provided

in the Archeclogical section II-A

Impact (Geology)
Site Grading

It is anticipated that the grading of the site
will involve the handling and exposure of soils

‘having the following characteristics:

Compressible Soils - The alluvial deposits, which

are generally located in the bottoms of canyons
and sﬁbcanyons within the site, are loose and
porous to va}ying degrees and are potentially
compressible. Preliminary investigation of this
sﬁte, along with information from adjacent areas,
indicates that these deposits could range up to
approximately 25 feet in thickness. In addition,
the topsoils scattered over the site are potentially
compressible to a minor degfae. The topsoils are
usually absent near the top of the ridgés and

range in thickness from one to three feet on the

southern facing slopes of these ridges.

Potentially Expansive Soils - The residual clays

of the soil mantle will be exposed where -shallow

Cuts are made during the grading operations and
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are anticipated to be encountered within and just
hnderlyiﬂg the topsoils Qcattered over much of
the site. These clays are moderately potentially
expansive and have thicknesses which_range_from
less than one foot to a maximum of apprbximatclyv
three feet. It is also possible that some thin
lenses of potentially expansive soils may be
encountered in the San Diego Formational materials,
however, it is not anticipated that these will be
significant. The Otay Formation is composed
largely of clayey sands and sandy clays which are
moderately to highly potentially expansive soils,
These soils will be exposed where deep cuts are

made east of the fault system.

Unstable Soils - Soils on the site which may be

considered potentially unstable in cut slopes are
generally confined to the loose and poroﬁs alluvial
deposits and loose topsoils. It is antiéipated
that cuts in these materials will be limited. The
formational materials encountered on the sitc are
geﬁerally considered to be relatively competent,
-and should be stable when the slope heights and

slope inclinations are properly designed. The
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clays or mudstone strata of the Otay Formation,
if exposed in deep cuts, are subject to dessica-
tion which could result in raveling and slope

creep. Special treatment may be Tequired in these

areas.

Erosion - All of the soils encountered on the

site are subject to erosion to various degrees;
The most highly erodible soils are soils with
little cohesiop; that is, soils that contain

small amounts of clay. Upon grading the site, it
is expected that all of the topsoils will be
removed and mixed into fills, thereby exposing

the formational materials that are underlying.

The té;race materials'would have very small
relative erosibility because of the gradation of
the materials from soil sizes up through gravel
and rock sizes. The San Diegb Formation materials
are highly erodible under uncontrolled actions of
water due to their generally well graded distribu-
tion of soil particles and.small amounts of clay.
In general, the Otay Formation is expected to be
relatively resistant to erosion because of the

large amounts of clay that are scattered throughout
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this formation. In general, the soils on the site
are all expected to be relatively wind resistant
in terms of erosion, although the topsoils and

the soils in the San Diego Formation could create
fairly large amounts of dust during grading

operations.

Supportive Ability of Soils

Bearing Capacity - All of the soils on the site,

except for the topsoil and the alluvial deposits,
as they now exist, are relatively competent and
have adequate strength parameters for the general
support of residential and commercial type
strucéures. Analyses will be required for
individual structures to determine maximum
allowable soil bearing pressures and estimated
settlements for design. Treatment of the topsoil

and alluvial deposits will be required if they

are to support structures.

Slope Stability - The soils encountered on the

site, except for the topsoils and the alluvial
deposits, generally exhibit strength characteristics

which would allow the construction of moderately
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high slopes with moderafely steep inclinations in.
both cut and fill areas. Slope designs will require ’
stability analyseg. It is not anticipéted that '
extensive cuts will be made in the topsoils or

alluvium.

Effect of Fault

That portion of the La Nacion fault which traverses the
site is relatively short {less than 1 mile)lin relation
to its overall leﬁgth (over 20 miles). The.proposed'
grading within the fault area will be basically confined
to placement of fill in the canyons across which the
fault traversed and making cuts on adjacent ridgeg, thus
general loading along the fault will not be changed.

The overail aspect of this opefation is ;onsidered local
in nature and should have no sigpificant effect on the

fault or its possible future activity.

‘Mitigating Measures to Control Impact

Treatment of Compressible Soils

The potentially compressible alluvial deposits encountered
in the majority of the subcanyons and canyons on the site

may be made suitable for support of fills and structures
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by reméving and replacing them as compacted fill under’
controlled conditions during the grading operations.

The potentiélly compressible topsoils over the site

are normally either excavated during the grading
operations, or they are keyed through to the formational
materials on the side slopes of canyons, mixed in the
£i11 material, and compacted under controlled conditions.
Where no fill or structures will be placed on potentially

compressible alluvial deposits, no measures will be taken.

Treatment of Expansive Soils

The potentially compressible topsoils over the site are
normally either excavated during the grading operations

or they are benched through [in‘a series of.steps) into

the forma£i0n31 materials on the side slopes of canyons,
mixed in the fill material and compacted under controlled
conditions. Some of the canyon areas méy also be utilized
as open space or green belt zones'. These soils usually have
adequate strength parameters to support fills and structures,
but their potential expansibility characteristiés may be
detrimental to structures when they afe exposed or placed
within two to three feet of finished grade in either cut

or fill areas. 1In cut areas where these soils are exposed
and undercut, they may be replaced with properly .
compacted select nonexpensive materials.  There are

sufficient amounts of select material on-site.
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Treatment of Erodible Soils

During the grading operations, it is anticipéted .
that the control of dust from the on-site soils
can generally be maintained through watering the_
.cut areas and haul roads. Special dust control

measures can be employed, if required.

When the grading is complete and final grades have
been established for fill slopes, cut slopes, and
pad elevations, erosion can be controlled by
préper design of surface drainage patterns and
proper.planting'of slope faces. The climatic
zone, exposure, and soil type will be taken into :
consideration in order to aid plant selection,

soil treatment, and watering requirements.

Design of Foundations for Structures

It is anticipated that the area can be aeveldped

as outlined on the general development plan dated
December 29, 1972, prepared by Charles W.

" Christensen § Associates. Design of foundations
for relatively light to moderate weight structures
should present no problems. It is élso anticipaied

that the so0ils on the site will be suitable or
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can be trecated to enable the construction of

large structures, such as the shopping center and

" Jarger buildings in the professional and“

commercial. areas.

Two requirements must be fu1fi11ed by any
foundation material in regard .to the .design of
foundations for structures. First, the séil must
have sufficient strength Suéh that it ié safe
against a shear failure. ‘Second, .the vertical
movemgn? must hotiexceed the amount pérmissible
for'thg particular type of structure. - Thé natural
. undisturbed formational soils on the site are
'expécted to have adequate overall strength
parameters'for support.of structures. Settlement
on these soils should not be excessive if the

" bearing capacity is controlled'by the soil type:
Uniform compactness of-thé allﬁvium, topsoil and
-fill may be achieved by.obsgrvation and testing
of the plécemeﬁt..rAdditiondl studies will be

required for final design criteria.

Design of Slopes

All of the soils encountered on the site when
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‘properly compacted as fill, and all of the
formational materials when exposed as cuts, except
for the alluvial deposits, are expected to have
adequate strength parameters to support moderately
high slopes at moderate slope ratios. It is.
ént}cipated that relatively high slopes could be
used on the property through proper treatment

and design procedures. Additional studies will

be required for final design.

Seismic Design

As indicated under "present conditions", seismic risk
can generally be divided into thrée categories:

1) damage resulting in physical offset of the ground
along the fault; 2) damaging to structures due to
ground shaking; and 3) damage to structures due to
ground failure.

1) In the case of structures built across a fault trace
that subsequently moves, it is relatively apparent that
considerable damage and even collapse can occur. Thus,
it is of some importance to evaluate and determine if
possible where movement is most 1likely in any particular

fault zone. Breaking of new ground adjacent to a fault
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previously not. broken is not substantiated by historical
records. Therefore, for planning purposes, no structures \

\
will be built within the fault zone. The fault zone . \

or band may be utlllzed as an open space or green

belt. ) . /

2) In regard to shaking, the relative intensity felt
in any one location in relation to another in a locallzed
area such as the v1c1n1ty of Bonita, Chula Vista, is more

a function of the subsurface soil and rock conditions in

the area than the distance from the focus of an earthquake.

This 1s partially due to evidence that indicates that the
focus of most shallaw earthquakes in California results
from an energy release generally considered to originate
between 3 to 15 miles below Qroupd surface. For this
condition, it is relatively obvious that the distance
from the energy source to, for exampie, a residence
‘constructed 50 ft. off‘the fault trace that is the source
of an earthquake Teceive approximately the same amount

of energy as would a residence constructed a mile or so
from the epicenter (a point directly above the focus).
The effects (shaking) of an earthquake at a giﬁen site

may be determined from the characteristics of the source
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fault, along with the effects of the fo;mational soil
and rock. A response spectrum may be developed from
this information for use in design. Design earthquakeS
have been developed for this area; design'response
spectrum can be determined by additional studies;
however, it is not anticipated that design criteria

for this site will vary significantly from any other

similar coastal inland area in the San Diego vicinity.

3) Seismic risks in regard to ground failure is a
function of the shear stress induced by the seismic
event as related to the available shear strength of
"the soil or rock. This again for a particular area is
related more to the subsurface soil conditions than
proximity to the causive fault. If shear strengths of
the surface materials are exceeded, liquefaction or
settlement of soils beneath structures can occur or
slope failure (landslide) could occur that would result
in displacement. There afe soils on the site which could
be subject to liquefaction under some seismic loadings.
Wherever these loose soils occur beneath structures and

structural fills, they will be removed and replaced so
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that the liquefaction potential areas that could affect

structures will be eliminated. (See site grading).

Ground failure in the form of landslides is generally
due to ground shaking related to the design of cut and
fill slopes and in some cases natural slopes which are
left untouched., In this regard, it is noted that old
landslides are not present within the general site area
and thus natural slope failures are not anticipated to
be a problem. 1In regard to cut and/or fill slopes,
ground shaking considerations will be evaluated in the
analysis for the design of the height and inclination
of the proposed cut and £fill slopes on the property.

As noted above, the intensity of ground shaking on the
property should be comparable to.other areas of Bonita,
Chula Vista, with similar subsurface.pfcfile. Cut and
£ill slopes will be designed in accordance with local

standards and requirements.
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B, Landforms

The proposed development of Plaza Del Rey and other facilities
described in the previous section of thig report wiil have sub-
stantial impacts on the natural landforms of the site. The
existing topography was described for the entire 1,400 acres in
the adopted Environmental Impact Report for Sports World. - The
western 450 acres inclﬁdes a portion of Rice Canyon and several
tributary canyons which dissect the marine terrace to the north.

The need for large, relatively flat sites for the type of
developmenf proposed will require exteﬁsive earthwork, which is
illustrated by the preliminary grading plan which is on file in the
Planning Bept. Essentially, Rice Canyon will be filled to a depth
of about 30-40 feet, while lowering the hilltops and ridges by
50-60 feet in many locations, ranging up to a maximum of 100 feet,
and filling the adjacent tributary canyons.

Development of this project will be in many steps over sever-
al years. One of the initial grading operations will involve ex-
tending "H" Street from Interstate 805 to the shopping center.
Construction of the first mile of major highway, from I-805 to
near the church-school site will require between 900,000 and
1,000,000 cubic yards of excavation. Banks along this highway
will be at a maximum slope of 2 to 1, with slope rounding at the
toe & top, and shaping to conform to the curves of the natural contours,

A1l cut and fi1l slopes will be landscaped in accordance with the City's
Landscape Ordinance,

H Street east of 1-805 is designated as a scenic route on the Scenic
Highways Element of the General Plan. The policies outlined in this
element relative to open space, landscaping and structure setting will

apply to the review of precise plans.
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The next major grading operafion will be development of

the regional shopping and recreation commercial areas southerly

of "H'" Street. This will require between 2,000,000 and 2,400,000

cubic yards of earthwork. A portion of this (500,000 to 900,000
cubic yards) will come from the residential area northerly of "H"
Street. This will be used as fill during the second phase of
development of the shopping center on the south and before ex-
tension of "H" Street easterly limits the crossing 'of that street
by earth moving equipment.

Development of the single family area near Lynwood Drive may
also occur in the early stages of the project. Grading will in-
volve the excavation of approximately 800,000 cubic yards of
material. Development of the remaining residential area is ex-
pected to extend over several years. Totai excafation in that
area will be approximately 1,700,000 cubic yards. Because of the
problems of crossing traveled roads with earth moving equipment,
excavation or filling of portions of some building areas may occur
prior to development, so as to allow a balance at a later date.

At this time, it appears that the maximum grading involved in this
process would be 200,000 cubic yards and the maximum area would

be 10 acres. Planting of these areas and erosion control devices
would be constructed in accordance with the City's grading

ordinance.

C. Flora and Fauna

The extensive earthwork and construction activities on the
site will effectively remove much of the natural vegetation and

wildlife, replacing it with the suburban development previously
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described. Although some natural slope areas will be preserved,
only minﬁr habitats for small mammals, birds, and reptiles will
remain. Some of the current residenté will migrate into the
adjacent undeveloped area, and others will simply cease their
visitations to the site. Such forced relocation will result in
increased competition for food and living accommodations among
the displaced individuals and the established populations.

Some raptorial species which presently utilize the property
will suffer a loss of hunting territory. This includes the red-
tailed hawk, sparrow hawk, and Cooper's hawk. The latter two
species‘appeared on the Blue List for 1973 indicating that they
were showing population declines or range diminution in all or
parts of their range (except for the southwest corner of the
U.S.).17 They are not sufficiently limited in popuiation to be
classified as rare or endangered. Cooper's hawk was retained
on the Blue List for 1974.18

A number of species expected to exist on the site have been
declared depleted or are tending towérd this classification.lg
A depleted species is one that, although still occurring in numbers
adequate for survival, has been heavily depleted and continues to
decline at a rate which gives cause for concern. Those species
considered depleted or potentially depleted which appear in the
Sports World Environmental Impact Report are: coasf horned lizard,
rosy boa, orange-throated whiptail, and red diamond rattlesnake.
These species are suffering continuing destruction of their
habitats and/or are readily procured as pets (excluding the

rattlesnake).
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D, Drainage and Flood Control

The proposed project will contain a fully lined drainage
channel, as previously described. The channel has been designed
to accommodate the 50-year storm runoff from Rice Canyon and its

tributary areas, as calculated in the City's overall drainage

‘basin study. The proposed channel will accommodate surface run-

off from the Rice Canyon drainage area to the east and discharge
it into the natural canyon area at the western boundary of the
site. Additional storm drainage facilities are being installed
to the no}th, as part of the freeway construction project, to
pe;mit adequate drainage into the Sweetwater Valley.

There would be a small length of unimproved natural drainage between the
Plaza del Rey Channel and the inlet under the I-805/H Street interchange,
The applicant has indicated his willingness to insure adequate flow through
this area to the Cal Trans inlet, However, because this area is under state
ownership, no substantiation of the provision of any such facilities can be
offered at this time.

Silt production is generally the result of free flowing
water over erodible surfaces. In the residential areas, the
ground will be disturbed and will be more easily erodible; however,
erosion control devices such as brow ditches, terrace drains,
slope planting and lot léndscaping will mitigate this action over
the long-term future. Concentration of waters will generally re-
sult in deeper and faster flows which erode soil and carry it
downstream. The project draingge plan anticipates intercepting

flow from graded areas in either streets, pipes, or culverts, thus
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eliminating the possibility of increased flow on natural soil from

storm runoff. Irrigation of planted slopes could result in in-

creased silt production until the plantings are well established.
Runoff from the commercial areas will not be subject to

erosion in the building oOT paved areas. The flow in Rice Canyon

will ultimately cutlet intof§ natural channel before it enters né

e

San Diego Bay. The 10 secoﬁé/feet increased flow from this r

development is only one-half percent greater than the projected
2113 seczgﬁyfeet flow at this point in Rice Canyon. The increased
flow is insignificant. The flow at t+he outlet will be faster than
natural, however, and will require energy dissipators to reduce

the speed to non-eroding velocity. (See Section VIIT for further analysis)

The main impact of the drainage system will be on thc quality

of water downstream, Materials commonly found on street and parking lot surfaces
have been found to contribute substantially to urban pollution. The EPA has
found (publication EPA-22-72-D81) that this run off is similar in many respects
to sanitary sewage, During the first hour of a moderatly heavy storm, more
pollution is washed away than the City sewer system carries in the same time

period. Pesticides and other chemicals used in land-

scaped areas and residential areas together with hydrocarbons,
rubber, and other deleterious material inherent in street travel
and parking areas will be carried in the drainage system to its

ultimate outlet in San Diego Bay. (See Section VIII for further evaluation) *

* See Input Section (Section 1Y) and responses thereto (Section Xv) for further
information on drainane,
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E. Land Usage

The proposed development of the western 450 acres of-the
E1 Rancho del Rey Planned Community wi?i transform
this property from its current undeveloped state into a large
regional shopping and recreational complex, accompanied by 1,450
dwelling units of varying densities, and a neighborhood school/

park complex. The proposed land uses are those designated for

the subject property on the City of Chula Vista General Plan -

1990, However, the project is not in conformance with the open space

element of the General Plan.

The circulation and utility support systems are being designed
to provide adequate services to the proposed development in
conformance with the City's General Plan and other applicable
"standards and requirements. The completion of the I-805 freeway
and interchange with "H" Street will provide the accessibility
and exposure necessary for the development of the site.

The current market study has indicated support for a
regional shopping center, and the anticipated continuing growth of San Diego
County will result in sustained housing demands. The proposed development

of the subject 450 acres will assist in the implementation of the City's General
Plan. The shopping center and other improvements will certainly improve and
expand the economic base of the City and help maximize its commercial potential;
two of the major economic goals contained in the General Plan.

The General Plan also suggests a conservative policy governing future commercial
zoning and development, to protect and increase the potential of existing centers,
The plan also identifies a regional center of about 75 acres at I-805 and H St.
Plaza Del Rey and the recreational facilities will also provide a community

service for the eastern portion of the City.
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F. Traffic

Traffic for the 450 acre proposed project, as well as the
total 1,400 acres previously considered, was calculated on the
basis of the revised land uses now being proposed.
The designation of the land uses téwgag_é;st of the project site in no way
commits the City of Chula Vista to these land use patterns. The Planning Dept.

staff is currently preparing a revision to the E1 Rancho del Rey General Develop-

ment Plan.
The entire

ared was divided into traffic zones as shown in Figure III-1. The
trip generation shown in Table III-1 is calculated for these

" traffic zones, using trip genmeration factors currently in use by
the City of Chula Vista. The traffic assignments were made to the
road network anticipated to exist at the time the various phases

(described in Section IV) of the development were completed. The

following information and data were used in making the traffic

assignments:
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1. Distribution of external-internal, and internal- .
external traffic made on the basis of percentages
shown on Figure III-1. .

2. 65% of residential trip generation assigned externally.

3. 10% of residential trip generation assigned to regional

shopping center, ‘ J

4. 25% of residential trip generation assigned internally -
to residential, commercial, professional,Arecreational
commercial, and other internal land uses.

5. The peak traffic hour will occur during the afternoon

weekday commuter peak.

6. The peak traffic hour volumes are 11% of the Average -

LI )

Daily Traffic, split 65% in the major direction of

l travel and 35% in the minor direction of travel. Prior

. 4
e tennd

to residential development, peak hour for shopping

Simie

centér is 10% ADT split 50-50. .
7. County long-range (full regional development) traffic -1

assignment developed for the City of Chula Vista in

November 1972. | ]
8. No reduction in automobile travel due to transit usage, h

car pooling and energy saving measures. i

Based on these procedures, daily and peak hour traffic assignments

were made for the following conditions:
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ZONE

wooe ~N Oy U B

10
11
12
13

14

15
16
17
18
19
20

¥

b/U
ADT
GSK

oo

TABLE ITI-1

Trip Generation

LAND NO.

USE D/U#%

Regional 750,000

Shopping GSF¥

Center (1,200,000
GSF)

Professional

Commercial

MF Res. 258

Comm. Ctr,.

MF Res. 342
SF Res. 700
SF Res. 211
SF Res. 713
SF Res. 356
SF Res. 229
MF Res. 572
SE Res. . 77
MF Res. 956
SF Res. 206
MF Res. 668
MF Res. 73
MF Res. Loo
Professional

Rec. Comm,

Dwelling Units
Average Daily Trips
Gross Square Feet
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ACRES

92.0

33.4
14,3
16.1
15.4

118.3
33.0
112.0
281.4
62.2
75.6

9.7
26.14

TRIP
FACTOR

50/1000°

350
550

100
10
10
10
10
10

10

10

350
100

2~-WAY
ADT*

37,500
160,000)

11,700
7,860
2,060
1,540
2,740
7,000
2,110
7,130
3,560
2,290
4,560

770
7,650
2,060
5,340

580
3,200
3,400
2,640



Figure III-2

Figure 1II-3

Figure III-4

Figure III-5

Phase I consisting of 750,000 sq, ft. of

shopping center, 9.7 acres professional

‘office, and 26.4 acres of recreational/

commercial, North-south road connection
between "H" Street and Telegraph Canyon'
Reoad; Lynwood Drive and ”H”'St:eét to the
east not connected; interchange construcfed
at "H" Street and Lynwood Drive.

Phase II1 - Addition to Phase I of 500
multiple family and 200 single family
living units northerly of the shopping
center (north of "H" Street); Lynwood

Drive connected to the north giving access
to Bonita Road. |

Phase III which completes development of
450 acre project; includes addition of
450,000 sq. ft. to shopping center and con-
struction of "H" Street to the east for
completion of through route.

Full development of the 1,400 acre parcel
(remaining 950 acres north of "H" Street
plus the 450 acres developed in Phases I,

II, and III).
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Figure 111-6 Full regional development using Coupty‘s
traffic assignment with reassignment of
6,000 ADT to "J" Street, 12,000 ADT to
Lynwood Drive, resulting in 18,000 ADT
reduction on westerly end of "H" Street.
Detailed traffic capacity analyses for the
major intersections under full regional
development have been furnished to the

City Traffic Engineer,

Directional traffic volumes often appear unbalanced (greater
Vin one direction than another). The reason for this is that in
some instances there are only one way ramps or driveways and
traffic leaves by a different route than which it arrived. Sudden
changes in volume also occur, particularly around the shopping
center, since large volumes of traffic are entering and leaving

the road system at various points of access. *

G. Climate

Plaza Del Rey will modify the existing micro climate by reducing the amount

of vegetation on the land form, which play a majof role in the micro-climate
of the project site. The current setting is affected when the vegetation
intercept precipitation, solar radiation, wind and &fect temperature levels,
The existing vegetation will in a large part, be replaced by reflective man
made surfaces which to a large degree, absorb solar radiation and heat and then
release it rapidly into the atmosphere, increasing temperatures, Therefore,
Plaza Del Rey will produce a heat island iﬁ the micro climate in the project

setting.

* See Input Section (Section XIV) and responses thereto (Section XV) for further
information on Traffic. 111




H. Air Quality

The proposed development will have a significant impact on
air quality conditions, both in the vicinity of the property and

on a régional basis. The sources of this impact are:

1. Construction Vehicles
2. Motor Vehicles
3. Stationary Socurces

Section I described the ambient air quality conditions as repre-
sented by oxidant levels measured at Chula Vista. That info;—

mation was offered as baseline data against which the pollutant
contribution of the Plaza Del Rey complex can be measured. The

following paragraphs plus related appendices will:

1. Describe the emission sources associated with the
project.

2. Estimate their individual and cumulative péllutant
contribution to the atmosphere at various stages of

development.
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3. Discuss dispersion of the pbllutants using the
meteorological information described earlier and,
where appropriate, applying Gaussian plume dispersion
techniques. .

4, Estimate the effect of I-805 on the project site and
the area using Gaussian plume dispersion formulas.

5. Discuss the effect of the utilities usage, and

6. Assess the individual and cumulative effect of the
above emission sources on the site, the Chula Vista
Planning Area and specific locations within the

planning area.

Construction Impact

During the construction process for the proposed com-
mercial and residential units, dust and other particulate matter
will be introduced into the local atmosphere. The major con-
tributor will be the earth moving and grading functions, from
which a significant potential for localized dust and fumes exists
periodically over the proposed ten year construction process.
Additionally, it is to be anticipated that in some cases there
will be a time lapse in terms of months between the site grading
and the completion of construction of buildings and facilities
on the graded sites. This could create a situation wherein blowing
dust will occur during portions of the year when meteorological
conditions produce high winds, if preventative measures are not
taken. In addition, the movement of construction and off-road
vehicles over dirt roads and construction sites will create an
additional source of localized dust and fumes. Measures to

mitigate these impacts are discussed in Section IV.

113



Motor Vehicles

Motor vehicle emissions are the major contributor to
air pollution in the San Diego Region.6 Based on the anticipated
motor vehicle activity associated witﬂ the proposed development,
estimates of motor vehicle emissions were made for the completion
of Phase I of the shopping center and approximately half of the
residential units in the western sector will be completed. Air
quality impact assessments oT quantitative estimates beyond 1980
would have limited validity due to constantly changing air pol-
jution control standards and enforcement plans, energy consider-

ations and regional transit plans.

Regional Shopping Center

Phase I of Plaza Del Rey, which will provide 750,000
square feet of commercial space, is scheduled for completion by
1976. It is estimated that this first phase will generate approxi-
mately 37,500 motor vehicle trips daily. Current traffic studies
indicate that an average one way trip length of five miles 1is
representative of a regional shopping center similar to this
project.13

Phase 11 of the project is scheduled for completion by
1980. At that time the shopping center will contain 1.2 million
square feet and, coupled with the professional and commercial/
recreational center, is expected to generate 66,000 éaily trips.
As in Phase I, an average trip length of 5 miles was assumed.13

Using the methodology described in Appendix A, the
total mileage figures were determined and translated into the

following motor vehicle emission rates associated with the shopping

center:
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TABLE III-2
TOTAL SHOPPING CENTER EMISSIONS

Emission Rate Emission Rate

Pollutant (1bs/day) (tons/yr)
1976 1980 1976 - 1980
Hydrocarbons 1,189 1,470 217 ‘ 269
(as Hexane) -
Carbon Monoxide 11,194 14,276 2,043 2,605
Nitrogen Oxides (as 959 1,275 175 233
Nitrogen Dioxide)
Particulates 127 174 23 31

Regarding the above figures, the point is made that the total quantities of
pollutant emissions do not represent a net addition to the regional air cell.
Based upon the existing General Plan it is estimated that only 25 percent of the

13 those that would not

total daily trips are what might be termed unique trips;
be made if this particular shopping center did not exist. It is assumed that
the remaining 75 percent would have been made to another commercial shopping
facility in the Chula Vista trade area.

Conversely, should the massive “"agriculture and Reserve" area shown on the
General Plan be permitted to develop, such "unique" trips might well constitute
up t6 50 percent of the tetal.

In order to correctly assess the net incremental pollutant additions to the
regional air cell it is necessary to multiply the estimates in Table III-2

by the appropriate percentage of "unique" trips. The following Table III-3

is based upon the percentage range (25%-50%). Determination of the number of
unique trips to be anticipated is at best an approximation in view of the
vagaries associated with the timing, density, scope and location of future

development within the trade area.
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TABLE III-3
ESTIMATED NET SHOPPING CENTER EMISSIONS

. Emission Rate "Emission Rate
Pollutant (lbs/day) (tons/yr)
1976 1580 1976 - 1980
Hydrocarbons 297-594 368-736 54 -108 67-134
(as Hexane)
Carbon Monoxide 2,799~ 3,569~ 511-1022 651-
5598 7138 1302
Nitrogen Oxides (as 240-480 319-638 44-88 ) 58-116
Nitrogen Dioxide)
Particulates 32-64 44-88 6-12 8~16

The Chula Vista Planning Area will experience a greater effect
from the incremental pollutaﬁt increase than will other areas of
the San Diego air basin. An assessment of this effect is covered

in subsequent paragraphs.

A portion of the traffic associated with the regional shopping center will

be from Mexico. A very large proportion of these vehicles will not be equipped
with air pollution control devises. Using data from the Office of Air Programs
publication Ho. AP-42, assuming no applications of devices prior to 1980,

to these vehicles and that the dollar volume into the center will be the same
on a per vehicle ('76-10%, 180-13%) basis regardless of origin, the following

calculations have been made:

TABLE I1I-3.1

Emissions from Mexican Vehicles

Pollutant Emission Rate Emission Rate
1bs/day tons/yr
1976 1980 1976 1980
Hydrocarbons 714 1484 130 271
Carbon HMonoxide 2888 - 6006 527 1096
Nitrogen Oxides 271 565 50 103
Particulates 12 26 2 5
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Pollutant

Hydrocarbons
Carbon HMonoxide
Nitrogen Oxides

Particulates

TABLE 1III-3.2

Total Emissions with Mexican Vehicle Mix

Emission Rate
- 1bs/day
1976 1980
1784 2807
12,963 18,854
1134 1713
126 183

Emission Rate

tons/yr
976 1980
325 T 521
2366 3447
208 313
23 33

These figures represent the total emissions associated with the vehicle travel

associated with the regional shopping center.

If the estimation of 25%-50%

unique trips associated with the center were applied to these figures the

following estimate results:

A

Pollutant

Hydrocarbons
Carbon Monoxide
Nitrogen Oxides

Particulates

TABLE III-3.

3

Estimated Unique Shopping Center (25-50%)
emissions including Mexican Vehicle mix.

Emission Rate Emission Rate
1bs/day tons/yr
1976 1980 976 1980
476-951 739-1478 87-173 135-270
3521-7042 567]~?0,¥41 643-1286 925-1850
308-616 460-920 57-114 84-168
35-70 51-102 7-13 11-22
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Residential Development

That portion of the overall project that is being
addressed in this supplemental report will contain approximately
725 residential units in 1980, and 1,450 at project completion in
1986. Because of the unavailability of emissions data for fhe
post 1980 period, no estimates for 1986 were made. The motor
vehicles used by the occupants of the 725 units, in 1980, will
of course have an impact on the air quality of the region as well
as the immediate area. An estimated 2,175 residents will occupy
the proposed residential dwellings in 1980. The 1970 U.S. census
population data and motor vehicle registration data for San Diego
County indicate an average of .523 automobiles and light duty
trucks and .03 motorcycles per person.14 Thus in 1980, the resi-
dential units of the project will contribute approximately 1,138
automobiles and light duty trucks and 65 motorcycles to the Chula
Vista area. Data from the State Air Resources Control Board were
used to calculate estimated emissions in 1980.8 These data in-
dicate average vehicle age, number of vehicles in the age bracket,
average annual miles driven and total miles driven. The results
of these analyses indicate the following emission rates associated

with the proposed residential development:
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TABLE I1II-4
RESIDENTIYAL MOTOR VEHICLE
Poliutant

Hydrocarbons (as Hexane)
Carbon Monoxide
Nitrogen Oxides (as Nitrogen Dioxide)

Particulates

Pollutant
Hydrocarbons (as Hexane)
Carbon Monoxide

Nitrogen Oxide (as Nitrogen Dioxide)

Particulates
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Emission Rate (lbs/day)

1980
108
1,236
107

14

Emission Rate (tons/yr)

1980
19
225
19



The data presented in Table III-4 represent true
regional growth to the area and thus reflect net additions to the
regional air basin's pollutant levels. In other words fhey re-
flect a worst case situation. However, a portion of the resi-
dential population of the proposed development may reflect mi-

gration within the San Diego Region versus true in-migration.

Thus, to whatever extent intra-region migration occurs this will

correspondingly decrease the estimated air quality impacts.

Stationary Sources

Air quality will be affected by the type of energy

source used in the residential and commercial buildings (i.e.,
‘natural gas or electric). A mix of these units is assumed. The
use of electricity transfers the air pollution emissions to the
source of electric power generation if this power is provided

by fossil fuel plants. Based on data available from San Diego
Gas § Electric Company the average home in the San Diego County
area presently consumes about 5,700 kilowatt hours of electricity
per year and 86,000 cubic feet of natural gas.9 Assuming these
consumption rates and other factors for the proposed commercial
spaces, the air pollutant emission rates for stationary sources
were estimated for the project. Using Environmental Protection
Agency (EPA) air quality emission standards for low sulfur fuels

used in electric power generation, the following pollutant

emission rate contributions to the region's air cell are estimated

based on present and predicted power generation by fossil fuel

plants in San Diego County (refer to Appendix A.2.2}:
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TABLE ITI-5
RESIDENTIAL ELECTRICITY EMISSIONS

Pollutant Emission Rate (lbs/day)
1976 1280

Particulates 8 13

No, (as Nitrogen Dioxide) 16 25

SO2 (Sulfur Dioxide) 65 102

Pollutant Emission Rate (tons/year)
1976 1980

Particulates | ‘ 1 2

NO, (Nitrogen Dioxide) 3 5

‘ 802 (Sulfur Dioxide) 12 19

Using conversion factors for the natural gas combustion
process, the following are estimates of the project's contribution

of emissions from combustion of natural gases (refer to Appendix A.2.3}:

TABLE 1II-6
RESIDENTIAL NATURAL GAS EMISSIONS
Pollutant ' Emission Rate (lbs/day)
1976 1980
Particulates | 0.7 4.3
NO 1.9 11.4
X
Carbon Monoxide 0.8 4.6
Hydrocarbons 0.3 1.8
Pollutant Emission Rate (tons/year)
1976 1980
Particulates 0.1 0.8
NO, 0.4 2.1
Carbon Monoxide ' 0.1 0.8
Hydrocarbons 0.1 0.3
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On occasion high sulfur fuels may be used, when this occurS the generation of

Oxides of Sulfur will be 6 times the emission presented in the above table,

Planned controls of other emission sources such as
hydrocarbon fumes from service stations and similar sources will
reduce air pollutant contributions from other stationary sources
considerably. Therefore only the sources discussed above are

addressed in this report.

Other Project Area Emission Sources

Two additional pollutant sources will have a significant
effect on the quality of air in the Chula Vista Planning Area.
One is the San Diego Gas § Electric Company's South Bay Power
Plant. The other is Interstate 805, currently being constructed
adjacent to the western border of the project site. Appendix A
offers an analysis of the concentration levels of pollutants

associated with these two emissions sources.

Summary of Regional and Planning Area Air Quality

Impacts

As an aid to assessing the air quality impacts of the
project, several compafisons are made:
1. Motor vehicle emissions associated with the pro-
posed regional shopping center, compared to the
total San Diego region air basin emissions in the

1976 time frame (see Table III-7).
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Motor vehicle emissions, including Mexican vehicles, associated
with the proposed regional shopping center (25-50%) compared to
the total region air basin emission in the 1976 time frame

(see Table III-7.1)

Motor vehicle emissions associated with the re-
gional shopping center, plus the revised residential
area, compared to the total San Diego region air
basis emissions in the 1980 time frame (see

Table III-8).

Motor vehicle emission, including Mexican vehicles, associated
with the regional shopping center, (25-50%) plus the revised
residential area, compared to the total San Diego region air
basis emissions in the 1980 time frame (see Table 111-8.1)
Motor vehicle emissions associated with the

proposed shopping center, compared to the total
estimated emissions within the Chula Vista

Planning area in the 1976 time frame (see

Table II1-9). ‘

Motor vehicle emissions, including Mexican vehicles, associated
with the proposed shopping center (25-50%) compared to the
total estimated emissions within the Chula Vista Planning area
in the 1976 time frame (see Table III-9.1)

Motor vehicle emissions associated with the

regional shopping center, plus the revised resi-
dential area, compared to the total estimated
emission within the Chula Vista Planning Area

in the 1980 time frame (see Table II1I-10).
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8. Motor vehicle emissions, including Mexican-vehic1es, associated
with the regional shopping center {(25-50%) plus the revised
residential area, compared to the total estimated emission
within the Chula Vista Planning Area in the 1980.time frame
(see Table II1I-10.1)

Tables II1-7, ILI~7.1, ILI-8, & II1-8.1 offer two categories of comparisons:
(a) one against total predicted regional emissions without
stringent new air quality controls such as gas rationing and
transportation limitations (but considering laws and regulations
currently in force or those to be implemented under existing law),
and (b) one against total regional emissions if all State and
Federal air quality standards are to be met. Comparisons for
1976 and 1980 are displayed against the total regional emissions
estimates for 1975 because regional forecasts fof the 1980 time

frame are not available.

As discussed earlier, approximately 25-50% of the trips to the shopping center
are considered unique trips representing a net pollutant addition to the
atmosphere, The comparisons made herein against the regional basin (Tables
I11-7, III-7.1 and 111-8, III-8.1) as well as the Chula Vista Planning Area
air cell (Tables I11I-9, I11-9.71 and III-10, 111-10.1) include emissions from
25% to 50% of the motor vehicle trips to the shopping center rather than 100%
of the trips.
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With regard to 1977 Federal Air Quality Standards,
which are under evaluation by the Congress and EPA, tﬁis project
coupled with the construction of I-805 would appear to preclude
compliance with the photochemical oxidants standards in this im-
mediate area. The freeway itself will have the greatest impact,
but the shopping center and residential area will add to this
impact. This is not a unique situation but rather reflects a
similar problem in all major urban areas wherein current and
planned emission control devices and mass transit networks are

not capable of satisfying Federal Air Quality Standards.
TABLE III-7

Comparison of Project Associated
Motor Vehicle Emissions (25-50%)

Against Regional Emissions (1976)

Motor Vehicle - Against Total 1976 Against Total 1975

Emission Source Regional Emissions- Regional Emissions-
Regional Shopping Center Without New Control To Meet Standards
Phase 1-750,000 Sq. Ft. (tons/year) {(tons/year }
Hydrocarboens 54-108/86,252=0.06«0.13 54-108/36,400=0.15-0.3C
Carbon Monoxide ~ 511-1022/355,559=0.14-0.29 511-1022/309,000=0.47-u,33
Nitrogen Oxides 44-88/58,338=0.08-0.15 44-88/38,338=0,08-0.15
Particulates 6-12/14,694=0,04-0.08 6-12/14,694=0.04-0,08
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TABLE III-7.1
Comparison of Project Associated
Motor Vehicle Emissions (25~60%)

Including Mexican Vehicles

- Against Regional Emissions (1976)

Motor Vehicle Against Total 1976 Against Total 1976

Emission Source Regional Emissions- Regional Emissions
Regional Shopping Center  Without New Control To Meet Standards

Phase I-750,000 sq, ft. (tons/year) (tons/year)
Hydrocarbons 87-173/86,256=.10-.20%  87-173/36,406=.24~.48%
Carbon Monoxide 643-1286/355,559=,18-,36% 643-1286/309,000=,21-.42%
Nitrogen Oxides 57-114/58,338=,10-.20% 57-114/58,338=,10-.20%
Particulates 7-13/14,694=,05-.10% 7-13/14,694= ,05-,10%
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" TABLE 1I11-9

Comparison of Project Associated
Motor Vechicle Emissions (25-50%) Against Chula Vista

Planning Arca Emissions (1976)

Motor Vehicle
Emission Source

\Regionﬁl Shopping Center (Phase I -
750,000 Square Feet)

Against Chula Vista
Planning Area Emissions
{(Tons/Year - 1976)

Hydrocarbons - 54-108/1388=3.89-7.78

Carbon Monoxide

Nitrogen Oxides

511-1022/13,307=3,84~7.,86
A44-88/1602=2.75-5.5

Particulates 6-12/181 = 3.31-6.62

TABLE ITI-9.1

‘ Comparison of Project Associated

Motor Vehicle Emissions (25-50%) Against Chula V1sta

Including Mexican Vehicies

Planning Area Emissions {(1976)

Motor Vehicle
Emission Source

Regional Shopping Center (Phase I -
750,000 Square Feet)

Hydroéarbons
Carbon Monoxide
Nitrogen Oxides

Particuiates

129

Against Chula Vista
Planning Area Emissions

(Tons/Year - 1976)

87-143/1388= 6.3-10.3
643-1286/13,307= 4,8-9.7%
57-114/1602 = 3,6-7.1%
= 3.9-9.4%

7-17/181
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TABLE I1I-10

Comparison of Project Associated
Motor Vehicle Emissions (25-50%) Against Chula Vista
Planning Area Emissions (1680)

Against Chula Vista
Motor Vehicle Planning Area Emissions
Emission Source (Tons/Year - 1980)

Regional Shopping Center (Phase II -
1.2 Million Square Feet

Hydrocarbons 67-134/629 = 10.6% - 21.3%
Carbon Monoxide 651-13025,432 = 12,0% - 24%
Nitrogen Oxides 58-116 /706 = 8.2% ~ 16.4%

Particulates 8-16 /117 = 6.8% - 13.7%

Residential Development (Revised
Area - 725 Units) .

H&drocarbons 19/629 = 3.0%

Carbon Monoxide 225/5,432 = 4.1%
Nitrogen Oxides 19/706 = 2,7%

Particulates : 3/117 = 2.6%

Regional Shopping Center {Phase II)
Plus Residential Development
(Revised Area - 725 Units)

Hydrocarbons 86-153 /629 = 13.7% ~ 24.3%
Carbon Monoxide 876-1527 /5,432 = 16.1% - 28.1%
Nitrogen Oxides 77-135 /706 = 10.9% - 19.1%

9.4% - 16.2%

i}

Particulates 11-19 /117
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Against Chula Vista

TABLE III-10.l

Comparison of Project Assoclated

Motor Vehicle Emissions including Hexican vehicles (25-50%)

Motor Vehilcle
FEmission Source

Regional Shopping Center (Phase IT -

1.2 Million Sguare Feet

Hydrocarbons
Carbon Monoxide
Nitrogen Oxides

Particulates

Planning Area Emissions (1980)

Against Chula Vista
Planning Area Emissions
(Tons/Year - 1980)

135-270/629 = 21.5-42.9%
925-1850/5432 = 17,5-34.1%
84-168/706 = 11.9-23.8%
11-24/117 - 9.4-18.8%

Residential Development -(Revised
Area - 725 Units)

Hydrocarbons 19/629 = 3,0%

. Carbon Monoxide 225/5,432 = 4,17%

Nitrogen Oxldes 19/706 = 2.7%

Particulates . 3/117 = 2.6%
Regional Shopping Center (Phase II) ’ '
Plus Residential Development
(Revised Area - 725 Units)

Hydrocarbons 154-289/629 = 24,5-45,9%

Carbon Monoxide 1150-2075/5432 = 21.,2-38.2%
Nitrogen Oxides 103-187/706 = 14.6-26,5%

Particulates 14-25/117 = 12,0-21.4%
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Project Area Impact Analysis - 1976

Concerning the localized impact of the project on air
quality in the Chula Vista vicinity, it can be seen froﬁ Tables
111-9 and 1II-10 what the relative contribution of the Plaza Del
Rey complex will be. Considering the current air quality cén—
ditions in Chula Vista, as provided in Section I, and the mete-
orological conditions as discussed under Climate and Meteorology,
additional impact judgments are made.

The total pollutant contribution from motor vehicles
and stationary sources associated with Phase I of the shopping
center have been depicted in Tables III-2, III-3 and III-6. Com-
parisons of the motor vehicle related emissions which have been
made in Table III-9 indicate that Phase I of Plaza Del Rey will
cause pollutant levels in the Chula Vista Planning Area to in-
crease by 3-4%.

While the project location is not ideal for atmospheric
diffusion, there are dynamic meteorological forces present for
dispersion and diffusion of pollutants into the regional air
basin under most anticipated conditions. It would be desirable
to have a detailed microanalysis of the area's atmospheric dif-
fusion processes to facilitate calculating the diffusion of
pollutants emitted in the project area. However, no quantitative
meteorological data are available for the specific site area,
and several years would be required to accumulate sufficient data
for such an analysis. Therefore, in addition to estimating the

anticipated air pollution dispersion and its subsequent effect
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on air quality in the vicinity, a discussion of the project

area's dynamic meteorological forces for .atmospheric diffusion

is presented. Approximate pollutant levels related to the project
have been calculated and are presented later in this section.

As pollution sources, Plaza Del Rey and nearby resi-
dential development are considered to fall between an instantane-
ous and continuous emission source. This indicates that both
macro (large) and micro (small) dynamic meteorological forces will
be important to the atmospheric diffusion process. Significant
meteorological parameters are temperature, wind flow, relationship
of the.inversion height to the area, and vertical and horizontal
turbulence.

| As described in Section I (Climate) the project area 1is
continually under the influence of the South Bay large scale on-
shore/off-shore wind flow, the ever-present land/sea breeze
effect, or, during periods of clear skies and calm winds, thermally
driven katabatic or anabatic wind flow and eddy effects. Con-
sequently, wind flow and associated turbulence and mass air trans-
port are present in the project area at most times., The dynamics
of the gradient wind flow indicate that vertical turbulence will
be more prevalent during daylight hours, i.e., when the on-shore
sea breeze conditions are present in conjunction with expected
rising temperatures through the day. With this cohdition, the
inversion will extend over the mesa, normally to the vicinity
of Otay Lakes Road or possibly further east to the next ridge line;

The inversion will normally weaken with heating and frequently

dissipate, allowing turbulence and wind flow to partially diffuse a ﬁartion of the
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pollutants, depending on exact meterological circumstances, into the general

San Diego regional air basin.
In

horizontal turbulence and cold air drainage, and/or when off-

shore wind flow predominates the area, turbulence and eddies will

exist, resulting in the dissipation of the inversion, and dis-
persion of pollutants into the regional air basin. Most signifi-
cantly, all the above winds and turbulence effects will produce
divergent flow out from the project air column, thus diffusing

the pollutants into the much larger San Diego regional air basin.
Of -utmost importance, the heat island created by Plaza

Del Rey will produce considerable vertical turbulence and con-

vection to approximateiy 600-900 feet, insuring that the inversion

base in the project area will normally remain at least 200-400

feet above the highest ridgelines. This eliminates the possibility

of the pollutants being frequently trapped in Rice Canyon, and in-

sures a dispersion outlet for any air pollutants emitted in the

project area. Consequently, it is estimated that even if the

inversion is present 100 percent of the time, atmospheric diffusion

will be able to partially disperse a portion of the pollutants into the general

San Diego regional air basin.

Assessing the pollutant contribution of motor
vehicles to any detailed degree is quite difficult because the

automobile is a mobile source, emitting pollutants over a wide

and ill-defined area. However, a prediction has been made of

Project-related concentrations of carbon moncxide for the pre-
vailing meteorological conditions at the site. The following
assumptions apply:

1. Emissions are generated within an area described

by a circle whose radius equals five miles with

its center at Plaza Del Rey.
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2. 1976 emission factors.

3. Prevailing wind of 3.6 knots (4.1 mph) from the
west-southwest (247.5°}.

4. Stability Class B-(1-2 meter/sec., moderate in-

coming solar radiation)

5.  Topography will not restrict dispersion.
6. A five percent mix of heavy duty vehicles. .
7. Deterioration of control devices was considered

when determining the vehicle mix in 1976.
8. Peak hour emissions will equal 11% of the Z24-hour
emission rate.

9. Emissions enter the atmosphere at ground level.

The result of applying Pasquill's method of estimating diffusion,
with Gifford's conversion incorporated (see Appendix A), provide
an approximation of the carbon monoxide concentrations near the
center of motor vehicle activity described in Assumption 1 above.
No éstiméte of hydrocarbon concentrations can be provided by this
method since use of Gaussian Plume dispersion methods has not been
. validated by the EPA ndr is it used by the California Department
of Transportation. This is due to tﬁe fact that hydrocarbons tend
to react with oxides of nitrogen shortly after entering the at-
mosphere. The reactlons occur in the presence of sunlight and

are extremely complex.

Approximate Incremental Concentration of Carbon Monoxide In

Vicinity of Regional Shopping Center (1976)

Motor Vehicle Emission Source Concentration-1976

Carbon Monoxide ’ 0.7 ug/m3
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Project Area Impact Analysis - 1980

The portion of the Plaza Del Rey development covered
by this supplemental repert will contribute between 9 and 16% of
the vehicle emissions in 1980 in the Chula Vista Planning Area,
depending on the individual pollutants involved. As with the
1976 time frame, approximate concentration levels for specific
pollutants have also been calculated for 1980. All assumptions
remain the same except those relating to 1976 emission factors
and 1976 vehicle mix. Those factors have been modified for the
1980 time frame. The following table shows the results of the

calculations which are included in Appendix A:

Approximate Incremental Concentration of
Carbon Monoxide in

Vicinity of Project Site (1980)

" Motor Vehicle Pollutant Concentrations
Emission Source {1980)
Carbon Monoxide 6.9 mg/m3

The_concentrations of carbon monoxide that can be expected from
motor vehicle traffic associated with the project in either the
1976 or 1980 time frame fall considerably below the Federal one-
hour standard for carbon monoxide (40 mg/ms). Added to typical
average one-hour carbon monoxide measured at E1 Cajon and Ocean-
side (4-7 mg/ms), the net result still remains well below the
Federal one-hour standard. Appendix A provides a supplemental
analysis dealing with the carbon monoxide effects of I-805 in

the Chula Vista area for this same time frame.

135

-

l‘_..._._f -';'.x._.

i I
B d
.

Crumad B

4
[ FIPRRY

£
Aracovad



Project Area impact Analysis - Post 1980

Analysis of post-1980 air quality impacts associated
with this project is constrained by the unavailability'of motor
vehicle emissions estimates for this time period.8 Moreover the
present regional emissions inventory factors have only been cal-
culated on the basis of meeting Federal standards for 1975.°
Because of certain technological problems in automotive emission
devices and other factors, including regional transportation
strategies, compliance with these standards has been delayed until
1977.

Quantitative calculation of localized and regional im-
pacts of this project at completion and with full regional develop-
ment in the 1990-1995 time frame cannot realistically be estimated
under current circumstances. As in the case of neise, a doubling
of the ADT associated with the project could, on the basis solely
of miles-driven, be expected to double the total project area
emissions. However, several additional factors will come into
play in this time period:

1. The vehicle age mix will continue to result in

overall improvement of emissions as more post-
1977 models are added, thus continuing to reduce
the average emissions rate in the 1980's time
frame.

2. Mass transit should become a viable transportation

factor in the post-1980 time frame. In particular,
if such a system has a north-south leg reasonably

near the project area, it will be a decided factor
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in reducing current estimates of automqbile
usage, and hence motor vehicle emissions.
While it can be pointed out that no specific
approved mass transit plan exists which will
impact this project, it is also unrealistic to
ignore the fact that such a system is coming
and will undoubtedly influence air quality in
this area in the time frame of full regional
development.

3. It is likely that further motor vehicle emission
control standards and Federal air quality standard
revisions will be forthcoming in the 1980's, thus
further modifying (and most probably reducing)

the overall emissions base.

Several environmental impact noise analyses were performed
for the proposed development. The analyses considered the present
noise environment, the impact of the initial development plus its
subsequent modifications on“the surrounding community, and the
impact of noise generated within the development upon the residents
of the development itself. Noise sources considered in this
supplemental report relate only to the proposed shopping center
and the revised portion of the residential areas as described in

this report. The sources include:
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1.  Traffic Noise -~ Freeway I1-805

2. Traffic Noise - Surfacé Streets

3. Aircraft Overflights Commercial, Military and Private
4. Shopping Center - Power Plant Noise

5. Construction Noise - Heavy Equipment

The noise impact of the portions of the proposed development being
considered herein must be viewed in two basic contexts. First,
the noise impact of the project upon residential elements of the
existing community must be assessed. Secondly, the noise impact
of the project upon those living within, working or shopping at

the proposed developement must be examined.

Traffic Noise

In comparing the present and planned environment, the
primary. noise impact will result from an éncreased traffic volume
through the area. Several conditions were considered:

1. Impact of this portion of the total development

on "H" Street and Lynwood Drive at the completion
of Phase I of the Regional Shopping Center in
1976; and in 1980.

2, Impact of the 5h0pping'center and the residenfial

areas, on road systems integral with or contiguous

to the project.

Estimates of traffic volumes within the local area were
provided by the traffic analyst (see Figures III-1 and I11-2).

The values are average daily traffic volumes (ADT).
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An estimate of noise generated by the traffic associated
with the project was made using the guidelines set fofth by the
Department of Housing and Urban Development (HUD) for noise assess-
ments.+0 These HUD procedures utilize dBA as a unit of noise

measurement for traffic. Furthermore its use as a standard unit

has also been adopted uniformly throughout California when assessing

noise impacts.

In developing the noise estimates the following assumptions

were used:

1. Truck traffic on the major through arteries being
considered (I-805, '"H" Street and shopping center
access streets) was 5 percent of the total traffic
volume in accordance with an estimate provided by
the traffic analyst.

2. The following road gradients were assumed which
affected truck traffic noise computations:

a. """ Street into shopping center at east
and west end access - less than 3%

b. "' Street north of shopping center - 6%

c. -I-805 - less than 3%

3. Estimates of mean traffic speeds on major surface
streets associated with'this portion of the
development were provided by the traffic analyst.
They include:

a. "H" Street - 35 mph

b. Lynwood Drive - 30 mph
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4, Mean traffic speéds were 25 mph on sgcondary
surface streets in accordance with an estimate
provided by the traffic analyst.

5. Mean traffic speed on the I-805 was estimated
to be 50 mph.

6. The ADT for Interstate 805 was based on 1976 and
1980 estimates provided by the State of California,
Department of Transportation.

7. Peak hourly traffic volume was either provided by
the traffic analyst or computed by multiplying
ADT by 11%.

The peak hour traffic volumes were adjusted for the
gradient and mean traffic speed factors. No barrier adjustment
was used since the barrier would be effective only if it blocked
the line-of-sight. This is not to preclude noise reduction by
barriers (walls, landscaping, etc.) but to acknowledge that precise
plans for such barriers are not available. The adjuéted peak
hour traffic flow was used to obtain the effective distance from
the center of the roadway to the boundary of the Normally Acceptable
(NA) noise region. The category of NA was chosen from the external
noise exposure standards established by HUD for new residential
construction sites. The Normally Acceptable rating is defined as
"does not exceed 65 dBA more than 8 hours per 24 hours."!  The

following are reference sound levels for common noises:
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dBA ki

Jet Plane, 100 ft. away S 130
Rock Music with Amplifier 120 3
Thunder; Danger of Permanent Hearing Loss 110 'ﬂ—
Boiler Shop; Power Mower 100 g
Orchestral Crescendo, 25 ft. away; Noisey Kitchen 90 . -7
Persistent Noise Impairs Hearing for Speech 80 | :
Communication ]
Interior of Department Store 70 .
Ordinary conversation, 3 ft. away 60 _}
Quiet Automobile at Low Speed : 50 :
Average Office 40 _j
City Residence 30 -
Quiet Country Residence , 20 d
Rustle of Leaves 10 N
Threshold of Hearing! : 0 )
The NA boundary alsc defines the beginning of the Normally Un- :
acceptable region which requires noise attenuatiop measures, 'j
Normally Unacceptable is defined by HUD és "exceeds 65 dBA 8 hours N
per 24 hours" or "loud repetitive sounds on site".ll ,J
Figure III-8 provides an in@ication of the estimated 1
1976 traffic volumes on those streets being addressed in this ‘J
report. In addition, it designates those locations at which }
noise levels were calculated. i
Table III-11 is keyed to the location numbers shown in \j

Figure I11-8. The table includes the basic data used to calculate

[ RSP |
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faatcares | oy

pau.mwu

Trucks

55
167
162

37

24
222
204

o ) o
: i

Na/Nu (2) wa/nu (2)
Cars (ft) Trucks {(ft)
82 130
220 500
100 500
15 75
< 10 <10
26 45
580 T40
560 690

Adjusted cars and adjusted trucks refer to peak hour volumes
adjusted for speed and road gradient per HUD guidelines.

m.q..ozid MV..T! “4 _“uzu.w..u..mm. m...i,iivm mwlai i FreT ¥ g W,.....ilu [l ] FTg
TABLE ITI-11
_ Traffic Noise Boundaries - 1976
1976  Peak bmu.mwu
Location ADT Hour MPH Cars Trucks Cars
1 11,400 1250 35 1188 62 380
2 38,000 3800 35 3610 190 1155
3 18,400 2710 25 2575 135 464
4 6200 620 25 589 31 106
5 1300 130 35 124 6 40
6 5500 550 35 523 27 167
7 64,000 7040 50 6688 352 he8e
8 59,000 6490 50 6166 324 4316
(1)
(2)

Distance (ft.) from the roadway centerline to the boundary

separating the Normally Acceptable/Nermally Unacceptable areas.
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the noise boundaries and also shows the distance from the roadway
centerline to the demarcation line separating the Normally
Acceptable area from the Normally Unacceptable for automobile
and truck traffic.

Figure III—9~provides the same information as Figure
I11-8, but for the 1980 time frame. Correspondingly, Table III-12
provides the 1980 basic data and noise level results for the

locations shown in Figure III-O.

Impact of Noise From Traffic Flow (1976 and 1980)

As depicted in Table III-11, the distance from the roadway
centerline to the boundary of the Normally Acceptable region in

1976 will be as follows:

. Distance to NA/NU Dominant
Roadway (ft.) Noise Source
"H'' Street {at east 45-500 : Trucks

and west ends of

shopping center)

Shopping Center 75-500 Trucks
access roads :

1-805 690-740 Trucks

Similarly Table III-12 indicates that these distances

in 1980 will be:

144



o1

1-805

B EHBD BB

O

Interchange
&
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Points {1980)
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Distance to Dominant

Roadway NA/NU (£ft.) Noise Source
"H'" Street (at east and 125-670 Trucks
west ends of shopping
center)
Shopping center access = 230-550 Trucks
roads -
Project Residential Streets 35 Cars
Lynwood Drive 70-85 Cars
T-805 - 1200 ' Trucks

Traffic Noise Impact (Post 1980)

The full development of the Plaza Del Rey project and
the traffic impact of full regional development are shown in
Figure III-6. This is expected to occur in the 1990-1995 time
frame. As a general indication of traffic conseduences it is
shown that traffic on "H" Street east of I-805 will increase
from 18,800-40,900 ADT for Phase III to 60,000-84,000 ADT at full
regional development. Thus at the point of higher volume between
I-805 and the Lynwood Drive interchange, the traffic volume will
double.

Prediction of the traffic noise boundary consequences
of full project and regional development in the 1990-1995 time
frame is, at best, difficult considering emerging, and often
conflicting factors. While traffic volumes in themselves
(particularly truck traffic - the key noise factor) will tend to
move the normally unsatisfactory boundary outward, two other

factors will tend to reduce the traffic noise boundary:
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1. Improved transportation noise abatement programs
through technology (for trucks this includes
engine, tire and exhaust noise),

2. New noise control regulations.

It has been estimated that by 1985 radiated noise levels {rom
heavy duty trucks and busses can be reduced 10 dBA at 50 feet.l6
Every indication is that vigorous new regulations and enforcement
programs can be expected over the next ten years to reduce overall
community noise levels. Thus it would appear that noise caused

by the increase in traffic volumes will be at least commensufately
offset by new technology and regulations. It is likely that actual
reductions in the distance to the Normally Satisfactory/Unsatis-
factory noise boundary will occur in the 1990-1995 time frame.

Thus for purposes of judging traffic noise impacts associated

with the project, the 1980 evaluations can be considered a worst

case.

Noise Impact Summary

It is apparent from the preceding data that there will
be a substantial traffic noise impact associated with the project.
The most severe impact is that associated with traffic noise on
I-805 and while this is not a direct result of project associated
traffic, it will nevertheless affect residential areas of the
project. In particular, the single family residential area in
the northwest corner of the project may require some noise barrier
at the extreme western boundéry, depending on the specific grade

and location of homesites in this area. On the preliminary sitc
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plan this area is about 1,100 feet east of the freeway centerline,
It is worthy of note that I-805 traffic noise will impact all
areas of the Chula Vista Community adjacent to the freeway and
that many of these areas are substantially closer (less than
1,000 ft:) than any of the Plaza Del Rey residential elements.

The second major noise element associated with the

project is truck traffic into and out of the shopping center and

commercial recreation area. A 5% truck traffic factor was assumed

and is the basic reason why truck noise predominates over car
noise. Using the projections identified herein, the Unacceptable
Noise boundary varies from 125-670 feet on "H" Street and 230-
550 feet on the access loop to the shopping center. As presently
planned, residential areas of Plaza Del Rey (single family and
multiple family units) would be within 200 feet of "H" Street

to the north. Therefore, it is concluded that some form of sound
attenuating barrier will be required in the residential areas.
Additionally, the professional area at the east end may require
noise attenuation measures to be incorporated in the building
design. Because precise site plans are not yet available, a
barrier factor for the elevation separation between "H" Street
and the residential area has not been gpplied due to the un-
certainty of blocking the line-of-sight. While a 5% truck factor
has been assumed, this number may be unrealistically high and
should be verified by actual data for similar shopping centers
prior to the design of sound barriers. Should this factor be

reduced, then the noise boundary for automobile traffic would
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tend to control, and noise attenuating elements could be de-
signed to this criteria.

New noise abatement technology and government regula-
tions for transportation systems are expected to at least con-
tain and most probablijQduce the traffic noise impacts in the
1990-1995 time frame to below the 1980 levels.

Eventually when Lynwood Drive is connected through to
Bonita Road, substantial traffic is expected on this artery
(16,300 ADT-1980). Because of the grade on this road (10%) and
the residential natugé cf the area, it was assumed that no sub-
stantial truck traffic would cccur or be permitted. Automobile
- traffic in 1980 will cause an Unacceptable Noise zone at 70-95
feet from the center of the roadway.

An additional noise impact facter considered was the
possible channelization of noise in the canyon areas. Actual
community:noise measurements by the Environmental Protection
Agency in an area where streets and houses were located along the
bottom of a narrow canyon about 300 feet deep showed that 99 per-
cent of the time the levels were less than 65 dBA and that 90
percent of the time the 1eﬁels wvere less than 55 dBA, Thus, a

negligible impact due to this factor is expected.

Other Noise Factors

Aircraft overflights are not expected to be a major
noise factor at the project site. The site is outside of the
normal takeoff and landing paths of any existing or planned air-

ports. Occasional aircraft overflights will occur, but the
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impact isﬁexpected to be commensurate with that throughout
Chula Vista.

There will be some noise associated with the air con-
ditioning facilities of the shopping center. Current technology
and construction factors.are such, however, that this impact is
expected to be negligibie on the surrounding community. Modern
commercial air conditioning units such as would be used in this
project have a design objective of 65 dBA at 75-100 feet. This
is accomplishéd by the use of slow speed; low pitch exhaust.
fans, insulated compressor compartments and the use of a sound
absorbing screen around the entire air conditioning plant. This

screening package also provides aesthetic enhancement.

Construction Noise

Periodically during the construction phase of the
development, construction equipment noise will exist. This noise
factor wili be most evident when the earthworking functions are
being performed by heavy equipment and will be considerably re-
‘duced during other phases of comstruction. Because of the con-
struction plan, grading will occur periodically for limited
periods of time in comparisbn with the total construction process
(perhaps several weeks to a month at a time). The grading function
is predominately a daytime activity and no associated noise impacts
are expected outside normal working hours. It must be recognized,
however, that certain temporary and periodic noise annoyances will
have an impact on residents of the immediate area throughout the

construction phase.*

*Sea Input Section (Section XIV) and responses thereto (Section XV) for additional

discussion of Noise. See especially Mr. McQuillan testimony.
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J. UTILITIES

Electricity & Natural Gas

Development of this project will result in additional
energy demands in the form of electricity and natural gas.
These servicés will be provided by San Diego Gas § Electric
Company. In referencé to the present energy crisis, SDGEE does
not foresee a curtailment of its capability to'serve either
existing or future loads.l5 However, their continued capability
to provide service for future growth loads as well as reliability
of electrical service is dependent upon future rulings by ther
Public Utility Commission (PUC). They have also stated that
energy efficiency should be a top priority for all future de-
velopments and that it would be advantageous for both the de-
veloper and SDGEE to make ultimate use of energy conservation
techniques in fhe project'srdesign.15 The energy requirements
for the project in 1876 and 1980 are as shown in Table III-13.

Three overhead 69 KV power lines presently traverse the
property. The east-west line will be relocated southerly near
the proposed drainage channel. The most westerly north-south
line is being relocated by Caltrans in connection with construction
of 1-805, and will be placed near the western boundary. The other
line will be relocated as required along public streets wherever
possible. New electrical distribution lines (of lower voléage)
will be placed underground in street rights-of-way and across

parking areas.
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sater

water will be supplied by the Otay Municipal Water
pistrict through extensions of its existing facilities,
cither in the existing El Rancho del Rey Units to

the cast or Telegraph Canyon Road to the south.

The proposed development is within the Otay Municipal
Wuter District Improvement District No. 22, which pro-
vides the vehicle for financing major transmission,

pumping and storage facilities by assessing the areas

within the District that are benefitted.

Otay Municipal Water District has a completed master
development plan for furnishing service to the area,
which includes the proposed development, and providing
;fnture short-term and long-range availability of water.
Jhe first elements of the facilitics-of the plan are
currently under construction. The facilities will be

f;“'\ S 3 e
unded from the sale of bonds which are already authorized,

Inioiciny wéter service can be providod eithcrAaiong the -alignment
of east H Street to the existing developed portions of E1 Rancho del
Re& or along the alignment of the proposed Horth-South Collector to
Telegraph Canyon Rd.

Water consumption will be around 1,212,200 gallons per day for the

fully developed 450t acres., Facilities will be installed to provide
in excess of this consumption level because of the high peak demands

to provide adequate fire protection.
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Sever

The development will be sewered through the Rice Canyon trunk sewer
to be constructed within the I-805 freeway to the existing Spring
Valley trunk sewer approximately 4600 ft. northerly in the Sweet-
water Valley.

The development will generate sewage flows of approximately .6-1.0
million gallons per day. The Point Loma treatment plant of the
metropolitan sewerage system has a present deﬁign capacity of 88
million gallons per day (mgd) and the present flows are in excess of
105 mgd. A¥though the City of San Diego has plans to upgrade the
treatment capacity to 120 mgd, there is - no assurance that capacity
will be available in the future. This project will result in a

.57 to .95 percent increase in sewage flow to a treatment system
already working over capacity. This means the quality of effluent

being discharged will be further degraded, *

| Solid Waste

A1l the proposed uses will produce approximately 52,705 1bs. or
26.35 tons of solid waste per day. - The Otay land fill site has a
tife expectancy, including projected regional growth, of
approximately 12 yéars. If no economic alternative to the sanitary
land fi1l operation is produced -in the next decade, vehicle trip
length to dispose of solid waste is very likely to significantly

increase, ®

* See Input Section (Section XIV) and responses thereto (Section
XV) for additional discussion of sewers and solid waste,
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K.

‘Econgmic  (WOTE: See Imput Sectien for Cost/Benefit Study by Dr. Peter J. Hatry

General

As proposed commercial and residential sites ave developad during the
1ife of the project, the daveloper «7ill be assessed costs for fees, permits
and license in accordance with the City of Chula Vista ordinances and regu-
lations. Their fees or charges are normally based on actual or average costs
for reviewing plans and inspecting building or utility construction at the
site to assure that the public's interest is protected. In this connaction,
expenses incurred by the City in carrying out these review and inspaction

procedures will be offset by revenues from the developer for services rendered.

Appropriate charges will also be made for installation, operation, and
maintenance of the City's sanitary sewer system and trestment plants. Fees
may also ba levied for flood control and waste water facilities on a fair-
share-of-the-cost basis. Here again City expenditures will be offset by
pevenues received from the developer and there will bs no actual cost to the
City or to the residents of Chula Vista.

The proposed project will require other services, however, such as muni-
cipal courts, city administrative services, police and fire protection, parks
and recreation facilities, libraries, etc. for which further City expenditures
will be necessary. Since these services are already available TO vesidents of
the City, the main requirement will be to expand them sufficiently To meet the
needs of the proposed project.

Cost of City Provided Services

Commercial Property

commercial development of the property consists of approximately 129 acres
to be located in the most westerly portion of the property.

As presently proposed, commercial facilities will consists of:

a regional shopping center

a recreational/commercial center containing:
. a public ice skating facility,
. a semi-public tennis and swim club,
. a hotel and other recreationally oriented facilities

a savings and loan association office

a professional office building (which will also house a quality
restaurant), and

3

a movie theatre complex.
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The annual expenditure by the City to provide municipal services for the
above facilities in their first full year after development (anticipated for
the City of Chula Vista's Fiscal Year 1977~787 is projected to be anproximately
$203,563. This figure is derived by applying the formula shown in Table B,
on the following page. Annual expenditures For commercial facilities developed
and placed in operation will continue in subsequent years, increasing in amounts
in direct ratio to inflationary trends. Table A, below, illustrates projected
annual expenditures through FY 1979-80. 1n developing Table A, an inflationary
factor of 5% per annum, compounded is used,

TABLE A

Projected Annual Expendi%ures required to support Municipal Services
generated by the addition of 129 acres of commercial property of the
proposed project for the last six months of FY 1976-77 through

FY 1979-80.

Fiscal Year Annual Expenditures
1976-77 (last six months) $ 96,935
1977-78 203,563
1978-79 . 213,741
1979-80 224,428

Total annual expenditure for the three and one-half year period
beginning in FY 1876-77 (last six months) through 1979-80 will amount
to $738,667 for an average of $211,048 per annum.



TABLE B,

FORMULA FOR COMPUTING PROJECTED ANNUAL EXPENDITURES

BY THE CITY

REQUIRED TO SUPPORT MUNICIPAL SERVICES
FOR THE PROPOSED PROJECT'S COMMERCIAL DEVELOPMENT*

Total annual expendi-

ture for City provided

services

$10,148,571

Annual expenditures
for City provided
services on a per
acre basis :

$1,238,81

Total commercial
acreage proposed for
project

129 acres

Annual expenditure
for City provided
services to commer-
cially-zoned acreage
within city limits
of Chula Vista

$637,987

Annual expenditure
for City provided
services to commer-
cially~zoned acreage
of the proposed pro-
ject

$159,496.75

vjs

s

Total acreage within
the city 1imits of
Chula Vista

8;}92;20 acres

Total commercially-
zoned acreage within
the city Timits of
Chula Vista

515 acres

Total commercially-
zoned acreage within
the city Timits of
Chula Vista

515 acres

Percentage of com-
mercial acreage
proposed for the
project to total
commercially-zoned
acreage within city
limits of Chula
Vista

25% (rounded from
25.04%)

5% per annum, com-
pounded, to reflect
cost of living in-
crease beginning
1972-73 through FY
1976-77 (2nd half)

5% per annum, com=-
pounded for 3.5 yrs.

H]

]

Annual expenditure for
City provided services
on a per acre basis

$1,238,81

Annual expenditure for
City provided services
to commercially-zoned
acreage within the city
1imits of Chula Vista

$637,987.00

Percentage of commercial
acreage proposed for
Phase I of project to
total commercially-zoned
acreage within the city
1imits of Chula Vista

25,04%

Ammual expenditures for
City provided services
to commercially-zoned
acreage of the proposed
project

$159,496.75

Projected annual expendi-
ture for City provided
services to commercially-
zoned acreage of proposed
project

$193,869.26

*This formula might more easily be approximated by taking Annual Expenditures
per acre ($1238.81) x Total Commercial Acreage Proposed (129) = Annual Expend-
itures for Commercial Acreage ($159,806.49).
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Residential Properties

Development of residential areas within the proposed project is planned
to occur over a five year period between 1974 and 1980. For sake of conven-
jence, 1980 has been selected as the cut off date for this analysis, even
though some residential units may still be unsold at that time.

Proposed residential deveiopment will include the following:

Single Family Homes 179 units
Townhouses 674 units
Apartments 600 units

TOTAL 1,453 units

~Table C indicates the ﬁroposed residential development schedule. Population
projections are based on expected occupancy of 3.7 persons per single family unit,
and 3.5 persons per townhouse and 2.2 persons per apartment unit.

The City will be required to provide municipal services to residential
areas of the proposed project beginning in FY 1974-75. Table D shows the
projected annual expenditures which the City will be required to make over
the next several years to assure that the services it provides are properly
supported and maintained. As in previous computations, a 5% per annum, com-
pounded, inflation factor has been used to arrive at an annualized figure.
The formula used in computing the City's annual expenditure is developed on a
per capita basis, Per capita figures were derived using the City's Revenue/
Expense Report of June 30, 1973 and a July 1973 population count of 73,800.

Resident population for the 1453 residential units of the project is
projected at 4350 by FY 1979-80. In the first year (FY 1974-75) the City's
estimated annual expenditure would amount to $65,491, increasing to a figure
of $841,682 by FY 1979-80, The total estimated expenditure which the City
would be reguired to make for the six year period is projected to be
$2,428,724. : .



TABLE C

PLAZA DEL REY

PROJECTED RESIDENTIAL DEVELOPMENT SCHEDULE
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1974 - 1980
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Number
of
Units

179

168
170
179
166
674

200

200

200

600

1,453

PHASE 1

3ingle Family

Townhouses:

1st Increment
2nd Increment
Sub-Total

3rd Increment
4th Increment

Apartments:

15t Increment

2nd Increment

3rd Increment

Sub~Total

TOTAL
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TABLE D

Projected Annual Expenditure required to support Municipal Services
generated by the addition of an estimated 4,350 residents to the popu-
Tation of Chula Vista during the period between FY 1974-75 and FY 1979-80

Estimated :
Per Capita Estimated Estimated Annual
Fiscal Year Tax Population®* City Expenditure
197475 $151.,60% 432 $ 65,491
1975-76 159,18 1,328 211,391
1976~7% 167.14 1,837 307,036
1977-78 175.50 2,337 410,144
- 1978-79 184.27 3,218 592,981
1979-80 193.49 4,350 841,682
TOTAL . | $2,428,725

*This figure is considered conservative by the reviewer. The estimate
arrived at was on the order of $135, so the figure used by the con-
sultant may well be a "worst case” condition.

**Population figures have been changed from those submitted by the
applicant to those reflected in the EIR text.
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TABLE E

. SUMMARY
PROJECTED ANNUAL EXPENDITURES
COMMERCIAL & RESIDENTIAL PROPERTIES

1974 - 1980
Conmercial Residential
Fiscal Year Properties Properties Tota1
1974-75 $ r $ 65,491 $ 65,491
1975-76 211,391 211,391
1976-77 96,935 307,036 403,971
1977-78 203,563 410,144 613,707
1978-79 213,741 592,981 806,722
1979-80 224,428 841,682 1,066,110
TOTAL § 738,667 $2,428,725 $ 3,167,392 °
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The foregoing analysis of City expenditures was prepared by the applicant.
This material has been reviewed by the ctaff and while minor adjustments have
been made, has been found to be generally satisfactory. As a check on the
validity of this analysis, an entirely independent analysis has been made using
a different methodology. A canvass of the departments of the City expected to
be most directly affected (Fire, Police, Public Works, Parks and Recreation,
and Building and Housing) was made, and anticipated additional expenditures
occasioned by this project were determined. This procedure followed the method-
ology utilized by the City last year for the larger Sports World project. The
data generated are included in the following sections and are summarized in
Table F.

The data prepared by the City indicate that the analysis by the applicant

s within the same "ball park" as a department by department analysis of costs
and revenue.
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TABLE F

SUMMARY OF TOTAL COSTS BY DEPARTMENT

Fire

Police

Building & Housing
Parks & Recreation 7
Public Works

Administrative Overhead

TOTAL

1974 - 1980

164

$ 977,697
354,594
229,629
236,141
539,969

882,293



COSTS:
Fire

Concerning the fire protection cost to the City of Chula Vista for the
Plaza del Rey development, Fire Chief William Smithey has indicated in an
interview on June 17, 1974 that the scope of this project would probably
require the addition of another operating fire company, to be accommodated at
a proposed relocated station in the central area of the City. The probable
time of activating that additional company would probably be desirable about
1977-78 fiscal year, based gn the phased project. |

With the regional shopping center scheduled to commence operations in
1976, the necessary fire protection must be provided concurrently with these
developments.

With the completion of the regional shopping center in 1980, it i5 DpOS~
sible that Fire Station #2 on East J Street may be closed and its 12 personnel
and pumper will be transferred to a new station. Neither the transferred men
nor the pumper will be considered new cost since they are already existing
budgetary items.

Along with these transferred men and equipment, a new ladder truck will
be purchased by the City to fully complete additional necessary fire protection.

The following tables will demonstrate the growth of the fire department

based primarily on the completion of the regional shopping center in 1980.
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TABLE G

FIRE
COST SUMMARY

19771978 § 370,988
1978-1979 | 293,394
19791980 313,315

TOTAL § 977,697

e el ————
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1977-78 - PERSONNEL

3 Captains @ 16,912 (5% compounded} $ 58,732

3 Engineers © 14,964
6 Fireman @ 13,786

35% Fringé Benefit Cost
Sub-total
CAPITAL EQUIPMENT

Triple combustion pumper

Pick-up truck, three-quarter ton
full sizg,body

Complete outfitting of T-company
station

Communication equipment:
1 handy-talkie 1,000
1 inter-comm 500

Sub-total
OPERATION & MAINTENANCE

Vehicular Maintenance:
2,000 annually per vehicle,
2 vehicles @ 2,000 each

Personal Equipment:

125.00 per man

12 men ® 125 each =

Building Maintenance:

Utilities 150.00

Laundry & Cleaning 150.00

Janitorial Supplies 200.00
Sub-total

TOTAL

167

51,969
95,754

$206,455

72,259
$278,714
$ 60,775

4,132

18,232

1,823

$ 84,971

$ 4,862

1,823

608
$ 7,293
$370,988



1978-79 ~ PERSONNEL

3 Captains @ 19,577 $ 58,732
3 Engineers @ 17,328 51,969
6 Fireman @ 15,959 95,754
$206,455
35% Fringe Benefit Cost 72,259
$278,714

5% Inflationary Factor
Compounded Annually 13,936
Sub~total $292,650

r

OPERATION & MAINTENANCE

Vehicular Maintenance:
2,000 per vehicie

2 vehicles @ 2,000 $ 4,862
Building Maintenance 608
$ 5,470

5% Inflationary Factor
Compounded Annually 274
Sub-total $ 5,744
TOTAL $298,39%4
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1979-80 - PERSONNEL
3 Captains @ 19,577

3 Engineers @ 17,323
6 Fireman @ 15,959

35% Fringe Benefit Cost

5% Inflationary Factor
Compounded Annually

r SUb"tOtaT
OPERATION & MAINTENANCE

Vehicular Maintenance:
2,000 per vehicle
2 vehicles @ 2,000 each

Building Maintenance

5% Inflationary Factor
Compounded Annually

Sub-total
TOTAL

169

$ 58,732
51,969
95,754

$206,455
72,259

$278,714

28,569
$307,283

$ 4,862
608

e,

$ 5,470

562
$ 6,032

-$313,315



COSTS:
Police

From 1974 through 1975, the Plaza del Rey related population grawtﬁ to
the City of Chula Vista will amount to only 432. With a national standard of
1.1 policemen per 1,000 resi&ehtia] population, not including temporary com-
mercial or industrial population, these first two years would require no
additional police forces., However, from 1976 through the completion of the
Plaza del Rey development in 1980, the population growth will certainly exceed
the minimum standard for additional police manpower and thus require growth of
the Police Department vis-a-vis the population growth. The following tables
demonstrate this growth of police service and costs for the development years.
Year ending population figures are used to determine personnel requirements
due to the length of time (approximately one year) to recruit and fully train

a Peace Officer for full duty.

ACCUMULATIVE POLICE AND POPULATION GROWTH FOR THE CITY OF CHULA VISTA,
BASED ON THE PLAZA DEL REY DEVEL.OPMENT FROM 1975-1980

Units Completed & Occupied

Year Single Town~ Apart-
Ending Family houses ments Population Police
June : .
1975 605 60 0 432 0
June .
1976 179 140 80 1,328 T Man
June |
1977 179 210 200 1,837 2 Men - 1 Car
June
1978 179 290 300 2,337 3 Men
June ~
1979 179 460 430 3,218 4 Men - 1 Car Replacement
June i
1980 179 674 600 4,350 5 Men
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TABLE H

POLICE
" COST _SUMMARY

1975-1976 $ 19,736
1976-1977 53,630
1977-1978 68,863
1978-1979 . 96,8954
1979-1980 115,411

TOTAL $ 354,594
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1975-76 -~ PERSONNEL

1 Peace Officer @ 13,923 $ 13,923
35% Fringe Benefit Cost 4,873
' $ 18,796

5% Inflationary Factor
Compounded Annually 040
Sub-total § 19,736

TOTAL $ 19,736
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1976-77 ~ PERSONNEL

2 Peace Officers @ 13,923 $ 27,846
35% Fringe Benefit Cost 9,746
$ 37,592

5% Inflationary Factor
Compounded Annually 4,794
Sub-total § 42,387

CAPITAL OUTLAY

1 Patrol Car @ 6,000 $ 6,000
F
5% Inflationary Factor
Compounded Annually 615
Sub-total $ 6,615

OPERATION & MAINTENANCE

50,000 miTes per year @ .08 per mile $ 4,000

5% Inflationary Factor

Compounded Annually 630
Sub-total $ 4,630
TOTAL $ 53,630
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1977-78 - PERSONNEL

3 Peace Officers @ 13,923 $ 41,769
35% Fyinge Benefit Cost 14,619
) $ 56,388

5% Inflationary Factor
Compounded Annually 7,613
Sub~total $ 64,001

QPERATION & MAINTENANCE

50,000 miles per year @ .08 per mile $§ 4,000

5% Inflationary Factor

Compounded Annually 862
Sub-total $ 4,862
TOTAL $ 68,863
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1978~79 - PERSONNEL
4 Peace Officers @ 13,923

35% Fringe Benefit Cost

5% Inflationary Factor
Compounded Annually

Sub-total
CAPITAL OUTLAY

1 Patrol Car @ 6,000 {replacement)
r

5% Inflationary Factor
Compounded Annually

Sub-total
QPERATION & MAINTENANCE

50,000 miles @ .08 per mile

5% Inflationary Factor
Compounded Annually

Sub~total
TOTAL
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$ 55,692

19,492

$ 75,184

11,372

$ 86,556

$ 6,000
1,292

$ 7,293

$ 4,000

1,105

$ 5,105
$ 96,954



1979-~-80 - PERSONNEL
5 Peace Officers @ 13,923

35% Fringe Benefit Cost

5% Inflationary Factor
Compounded Annually

Sub-total
OPERATION & MAINTENANCE

50,000 miles @ .08 per mile
I

5% Inflationary Factor
Compounded Annually

Sub-total
TOTAL

$ 69,615

24,365

$ 93,980
16,071

$110,051

$ 4,000

1,360

$ 5,360
$115,411



COSTS:

Building and Housing

The Director of Building and Housing haé indicated a requirement for one
Assistant Plan Checker immediately, and on April 1, 1975 for one Building
Inspector. Equipment to support these positions would be Timited to one
office calculator and one automobile.

Expenditures for these positions are summarized below.

’ JABLE I
BUILDING AND HOUSING
COST SUMMARY

1974-1975 $ 27,342
1975-1976 36,504
1976-1977 38,329
1977-1978 40,245
1978-1979 42,839
1979~1980 ) 44,370

TOTAL $229,629
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1974-75 ~ PERSONNEL

1 Assistant Plan Checker @ 14,964 $ 14,964
35% Fringe Benefit Cost 5,237
Sub-total $ 20,201

CAPITAL OQUTLAY

1 Calculator @ 500 $ 500
PERSONNEL
1 Building Inspector @ 9,900 $ 2,475
, (1 quarter)
35% Fringe Benefit Cost 866
Sub-total $ 3,341

CAPITAL QUTLAY

1 Automobile {intermediate sedan) $ 3,300
TOTAL $ 27,342
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1975-76 -~ PERSONNEL
1 Assistant Plan Checker € 14,964
1 Building Inspector I @ 9,900
Sub-total
35% Fringe Eenefit Cost
Sub-total

5% Inflationary Factor
Compounded Annually

Sub-total

;

OPERATION & MAINTENANCE

20,000 miles @ .06 per mile

5% Inflationary Factor
Compounded Annually

Sub-total
TOTAL

179

$ 14,964

9,500

$ 24,864
8,702
$ 33,566

1,678

$ 35,244

$ 1,200

60
$ 1,260

$ 36,504



1976-~77 - PERSONNEL

1 Assistant Plan Checker @ 14,964
T Building Inspector I @ 9,900
Sub-total
35% Fringe Benefit Cost
Sub-total

5% Inflationary Factor
Compounded Annually

Sub~total
;
OPERATION AND MAINTENANCE

20,000 miles @ .06 per mile

5% Inflationary Factor
Compounded Annually

Sub~total
TOTAL

180

$ 14,964

S 9,900

$ 24,864

8,702

$ 33,566

3,440
$ 37,006
$ 1,200

123
$ 1,323 .
$ 38,329



1977-78 - PERSONNEL
1 Assistant Plan Checker @ 14,964
1 Building Inspector I @ 9,900
| Sub-total
35% Fringe Benefit Cost
Sub-total

6% Inflationary Factor
Compounded Annually

Sub-total
OPERATION & MAINTENANCE

20,000 miles @ .06 per mile

5% Inflationary Factor
Compounded Annually

Sub-total
TOTAL

181

$ 14,964

9,900
$ 24,864
8,702
$ 33,566

5,290
$ 38,856
$ 1,200

189
$- 1,389

$ 40,245



1978-79 ~ PERSONNEL

1 Assistant Plan Checker @ 14,964 $ 14,964
1 Building Inspector I @ 9,900 . 9,900
~ Sub-total $ 24,864
36% Fringe éenefit Cost 8,702
Sub-~total $ 33,566

5% Inflationary Factor
Compounded Annually 7,233
Sub-total $ 40,799

OPERATION & MAINTENANCE

20,000 miles @ .06 per mile $ 1,200
5% Inflationary Factor

Compounded Annually 258

Sub-total $ 1,458

TOTAL $ 42,257
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1979-80 ~ PERSONNEL
1 Assistant Plan Checker @ 14,964
1 Building Inspector I @ 9,900
Sub~total
35% Fringe.Benefit Cost
Sub-total

5% Inflationary Factor
Compounded Annually

Sub-total
F
OPERATIONS & MAINTENANCE

20,000 miles @ .06 per mile

5% Inflationary Factor
Compounded Annually

Sub-total
TOTAL

$ 14,964
9,900
$ 24,864

8,702

$ 33,566

9,273
$ 42,839
$ 1,200

331

$ 1,531
$ 44,370



PARKS AND RECREATION SUMMARY

According to the City Parks Ordinance 1366, the developer is required to
dedicate improved park lands to the City. Since the developer is required to
pay for all land acquisitions and park construction, all the City is required
to do is maintain the dedicated park lands.

According to the Parks and Recreation Director, it would cost a total of
$5,500 per acre to properly maintain improved park Tands. Using this formula,
the annual cost per year for park maintenance will build up to $51,946 in 1980.
The following table summarizes these park maintenance costs for the 7.4 acres
being dedicated over the development period including a 5% per year inflation-

ary factor, compounded annually.

TABLE J

PARKS AND RECREATION
COST SUMMARY

$5,500 x 7.4 acres for 5% Total

Year for Park Maintenance Inflation Factor Annual Cost
1975-76 . §40,700 $ 2,035 § 42,735
1976-77 40,700 4,172 44,872
1977-78 40,700 6,416 47,116
1978-79 40,700 8,772 49,472
1979-80 40,700 11,246 51,946
$236,141
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ADMINISTRATIVE OVERHEAD SUMMARY

This section estimates the costs to City departments other than the five
already discussed. The five departments already discussed had the following

budgets for FY 1972-73:

Police ' $1,738,180
Fire ~1,037.920
Public Works 1,283,630
Parksf& Recreation 650,080

Building & Housing 427,710
$5,182,520

Subtracting this amount of $5,182,520 from the total budget for the
fiscal year 1972-73 of $9,117,800, the difference for the other City depart~
ments amounts to $3,935,280. For the purpose pf this analysis, this
remainder is cai1ed "Administrative Overhead." According to the applicant,
the budget will increase by 1% for every 1% growth in the population. 1In
the following table the Administrative Overhead is projected on this basis,
with an added 5% per year computed for inflation. Thus, for the year 1880
when the development is scheduled to be compieted, the Administrative Over-
head shows an increase of 6%, incTuding a 5% inflationary factor compounded

annually,
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TABLE K

" ADMINISTRATIVE OVERHEAD
COST SUMMARY

YEAR POPULATION - (%)* OVERHEAD INFLATION - (%)** TOTAL
1974-1975 432 - (0%) $ 0 $ 0 - (10%) $ 0
1975-1976 1,328 - (2%) 78,706 12,593 - (16%) 91,299
1976-1977 1,837 - (2%) 78,706 17,315 - (22%) 96,021
1977-1978 - 2,337 ~ (3%) 118,059 33,056 ~ (28%) 157,115
1978-1979 3,218 - (3%) 157,412 53,520 - (34%) 210,932
1979-1980 4,350 - (6%) 236,118 96,808 - (41%) 332,926

TOTAL COST $882,293

* Based on a present population of 74,000

*% Based on a 5% inflationary factor, compounded annually
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(R

[N

PUBLIC

WORKS

ANNUAL COST ANALYSIS

PLAZA DEL REY

Street
Sewer Street Street Striping Street Traffic
Maint. Lights Trees Men Sweeping Signal
Maint. Maint. Equip. Maint.
& Util. & Util. & Mat'l. & Util. Correctliorn]
$269/mi,* $24/Light? $22/Tree® $50/mi.* $557/m1 . # $1284/Int.%*{| PFaector For
Year Year Year Yzar Year Year 1973 Costs Comments
1976 $62 $ 629 $4.493 $ 69 7T $ 1,488 1.1576 Intersection signalized.
1977 775 1,546 11,cl46 171 1,909 1,561 1.2155
1978 1,562 1,976 14,116 218 2,431 1,639 1.2763
P~
1979 1,954 2,317 16,586 256 2,851 1,721 1.3401 x
Five additlonal inter-
1980 2,668 3,663 26,166 405 4,507 10,840 1.4071 sections signalized.
1981 2,801 5,175 37,030 572 6,369 11,382 1. 477

TOTALS 9,822 15,306 169,407 1,691 18,841 28,629

GRAND -

TOTAL $183,696 "H" St. participation of
$380,324 by City not
ineiuded - see original

¥ These figures are 1973 costs. report.

This total does not
Total Costs 1976 - 1980 $169,645 inelude additional
H St. Participation 380,324 personnel or eguipment
reguired to malntain
Total $539,969 public facilities.

Based upon the original
report, it is estimated
that three people wilil
be required beczuse of
this Plaza Del Rey
project, The approximae
1980 cost for this
personnel will be $60000.



TABLE M

Sunmary of Departmental Expenditures

Department 1974-75 1975-76  1976-77 1977-78 1978-79  1979-80

Fire $370,988 $293,394 §$313,315
Police $19,736  $53,630 68,863 96,954 115,411

Building and Housing $27,342 36,504 38,329 40,245 42,839 44,370

Parks and Recreation 42,735 44,872 47,116 49,472 51,946
Public Works r 8,697 20,673 28,004 34,380  448,215%
Administrative Overhead 91,299 96,021 151,115 210,932 332,926
TOTAL $27,342 $198,971 $253,525  $706,331 $727,971 $1,306,183

* Includes City participation of extendinyg H Street to eastward to complete through
route to Otay Lakes Road.
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Revenue
General

The City of Chula Vista obtains slightly more than 80% of its annual
revenue from two primary sources. In FY 1972-73, almost 53% was derived
from various forms of taxes. Revenue sharing accounted for another 29+%.
The remainder, somewhere around 18%, was obtained in payment of fire per-
mits, licenses, fines, forfeitures, etc. and in charges for service.

Property Taxes

As is the case in other California cities, the property tax rate is
based upon assessed valuation. State law requires that the assessed value
of real property be set at 25% of fair market value. With this fact in
mind, an analysis has been prepared to show the estimated fair market value
and assessed value of both commercial and residential property within the
proposed project. This information is presented in Tables N and O (on pages

191 and 192) 5

Based upon the assessed valuations derived in Tables N and 0, two
additional projections have been prepared to show the total amount of
preperty tax revenue which the City might expect to receive annually from
the proposed project. The projections, which cover the period between
FY 1975-76 through FY 1979-80, have been set up to reflect a 5% per annum
inflationary factor. To simplify matters as much as possible, one projection
is devoted to commercial properties, the other focuses upon residential
properties. The former, labed Table Q is found on page 194, The latter,
labeled Table R follows on page 195,

Sales Tax

The City of Chula Vista receives a 1% tax on all retail sales made within
its legal boundaries. As mentioned earlier, this sales tax is an important
source of revenue for the City. With the development and operation of the
regional shopping center, it is likely to become an even more important source
of revenue for the City. Based on a recent market study submitted by the pro-
ponents of the proposed project, the regional shopping center will produce an
annual sales volume ranging between $52,500,000 and $120,000,000. This trans-
Tates into revenues for the City of between $525,000 and $1,200,000 per annum.
A sales tax forecast, which provides a more detailed analysis relating 1o the
amount of revenue the City might expect to receive from the proposed shopping
center, is contained on Table P on page 193herein.

As a check on possible sales tax revenues, an alternative method of
forecasting was used. This is the method used in the Sports Worid study last
year. It reflects somewhat larger sales tax revenues initially from the
shopping center, but the revenues fall relatively lower in ensuing years. It
is estimated that the City will receive $585,000 in additional sales taxes in
1977, when it is assumed the retail commercial uses in Plaza del Rey are in
operation. Although some of the retail uses may not be in existence yet, it
is assumed they are, for this analysis for the purpose of simplicity. Thus,
in reality, the sales tax revenues may be somewhat high from 1977-1980 (in 1980
all retail commercial uses are scheduled to be completed).
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The $585,000 sales tax revenues in 1977 is derived as follows:
° The new commercial facilities in Plaza del Rey will increase taxable
sales in the entire City by 25%.

Taxable sales in the entire City, without Plaza del Rey, are projected
to be $234 million in 1977,

o 25% of $234 million is $58.5 million (additional taxable sales).

°© 1% of 58.5 million is $585,000, which is the sales tax share to be
received by Chula Vista and represents additional revenues to be
expected citywide after Plaza del Rey commercial uses open.

After 1977 a 10% growth rate per year is projected for taxable sales
citywide and, consequently, a 10% growth per year in sales tax income (assuming
the City's share @ 1% stays the same) is projected. Thus, sales tax income in
the years the commercial uses will be 1in operation are projected as follows:

Year Sales Tax Revenue
1977 $ 585,000
1978 643,500
1979 707,850
1980 778,635

Note: The 25% increase in taxable sales in Chula Vista is a reasonable

projection since the experience of other centers shows an increase of about this amount
10% for the cities in which they opened in the first year. 25% is used to

reflect the proposed high quality and diverse services to be offered in the

Plaza del Rey center. After 1980, there is expected to be a significant

increase in sales tax revenue for the center due to projected increase in the

size of the center in that year. The applicant has provided his expectations

on sales tax revenues based on retail volume derived from his economic market

study.

Other Taxes.

Table $ provides a forecast of other tax revenues the City of Chula Vista
would receive from the proposed project, once it has been approved. Figures
shown on this table are based on percentages derived from the City's Revenue/
Expense Report of June 30, 1973. An inflation factor of 5% per annum,
compounded, has also been used in making these calculations.
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A. Commercial Properties

C.

1. Regional Shopping Center '
2. Recreation Commercial Center
e Ice Skating Facility
b. Tennis & Swim Club
¢. Hotel

3, Savings & Loan Office

4. Professiomal Office Bldg.
5. Movie Theatre Complex
Residential Properties

1. Single Family Homes

2. Townhouses

3. Apariments

TOTAL .

TABLE N

PLAZA DEL REY - LAND & IMPROVEMENTS

ESTIMATED FAIR MARKET VALUE & ASSESSED VALUE

] 1975 - 76 1976 - 77 1977 - 78 1978 - 79 1979 - 80
Fair Market Assessed Fair Market Assessed Fair Market Assessed Fair Market Assessed Fair Market Assessd
Value Vatue Vaiug Value Value Value Value Value Value Value
$30,000,000 $7,500,000 $31,500,000 $7,875,000 $48,000,000 $12,000,000 $50,400,000 $12,600, 000
$2,500,000 § 625,000 2,625,000 656,250 2,756,250 689,000 2,894,000 723,500 3,038,800 754,7@
1,500,000 375,000 1,575,000 393,750 1,653,860 431,450 1,736,400 434,1
. 3,000,000 750,000 3,150,000 787,500 3,307,500 826,875 3,472,800 868,20
© 1,200,000 300,000 1,260,000 315,000 1,323,000 330,750 1,389,100 347,275 1,458,600 364,65
4,000,000 1,000,000 4,200,000 3,080,000 4,410,000 1,102,500 4,630,500 1,157,625
400,000 100,000 423,000 165,000 441,000 110,250 463,000 115,750
4,938,000 1,234,500 9,100,000 2,275,000 9,555,000 . 2,388,750 10,032,700 2,508,175 10,534,400 2,633,600
10,870,800 2,717,700 15,185,000 3,796,250 24,686,100 6,171,525
3,567,000 889,400 3,745,000 936,250 3,932,200 983,050 4,129,100 1,032,275
8,638,000 2,159,500 55,442,000 13,860,600 69,095,050 17,273,700 91,245,360 22,829,325 104,549,700 26,137,425
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TABLE ?
ESTIMATED REVENUE FROM SALES TAX
GENERATED BY THE PROPOSED REGIONAL SHOPPING CENTER
1973 - 1980

Regional Shopping Center
Estimated Sales Tax

Fiscal Year Estimated Gross Sales Revenue
1973-74 wQ~
1974-75 -0-
1975-76 , -0-
1976-77 $ 52,500,000 $ 525,000
1977-78 55,125,000 551,250
1978-79 96,610,000 966,100
1979-80 101,440,500 1,014,405
TOTAL $305,675,500 $3,056,755
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TABLE S

Nescription
;operty Taxes
. Commercial

Residential
Total

Sales Taxes
Commercial
Residential
Total

Other Taxes
Commercial
Residential
Total

Licenses & Permits
Commercial
Residential
Total

Fines & Forfeitures
Commercial
Residential
Total

Use of Money &
Property
Commercial
Residential
Total

Revenue from other
Agencies
Commercial
Residential
Total

Chgs. for Services
Commercial
Residential
Total

Qther Revenue
“Commercial
Residential
Total

TOTAL
Conmercial
Residential
Total

PROJECTION OF ESTIMATED REVERUES
DERIVED FROM ALL SOURCES AS THEY RELATE TO THE PROPOSED PROJECT

1975-76

$13,400
17,900
37,300

20,958
20,958

[P

—
o~
~J\z
o)
o U1

[30)
Law]
“
(o))
[F
—

265
7,809

L

110.

2,683
2,793

18,680
167,144
175,824

1976-77

$ 155,090
45,884

200,974

525,000
30,437

555,437

51,970
27,196
79,166

7,180
11,334
18,514

2,470
3,892
6,632

4,210
6,980
17,790

57,485
91,556
149,041

14,650
23,165
YR

4,850
7,660
12,510

822,905
243, 106
1,071,011

- 1877-78 1978-79 1979-80
$ 162,850 $ 225,360 $ 236,350
91,240 105,670 142,642
254,090 337,030 376,992
551,250 - 966,100 1,014,405
40,660 58,793 83,448
597,970 1,024,593 7,097,863
54,560 57,295 60,160
136,316 52,508 74,541
90,876 709,803 734,707
7,540 7,920 8,315
15,144 21,882 31.059
22,684 29,802 39,374
2,600 2,725 2,860
5,212 7,530 10,701
7,812 10,255 13,561
4,420 4,645 4,875
9,325 13,483 19,140
60,360 63,380 66,550
122,295 176,829 250,995
182,655 240,209 317,545
15,385 16,155 16,960
30,918 44,698 63,423
75,303 50,853 ~80,353
5,095 5,350 5,610
10,236 14,802 21,010
15,331 20,152 26,620
864,060 1,348,930 1,416,085
361,340 490,195 636, U5
1,275,406 1,845,125 2 113,044
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Summarx

Projected revenues generated by the proposed project are estimated to
exceed expenditures for City services substantially, once the project is well
underway. For the entire six year period covered by this analysis, the total

projected surplus of Févenue over expenses is anticipated to be approximately
three and one-half mi?]ion_do]!ars.

The summary schedule, identified as Table U, shows the year by year
comparison of projected revenue to projected expenditures and is the basis
for calculating the surplus revenues referred to above,

TABLE U

Summary - Revenue/Expenditures
City of Chula Vista
F

1974 -~ 1980
Fiscal Year Revenue _ Expenditure; _ . Surplus _
Es%%%%%e éf%%%ﬁ%gi Es%%%%%e §§§%$§%§E

1974-75 $ $ 27,342 3 65,491 $ (27,342) 3 (65,4971)
1975-76 175,824 198,971 211,39 (23,147) (19,143)
1976-77 1,071,017 253,525 403,971 820, 456 690,896
977-78 1,225,406 706,331 613,707 519,075 643,580
1978-79 1,845,125 727,971 806,722 1,117,154 1,084,494
1979-80 2,113.044 1,306,183 1.066,110 ~ 806,861 1,112,267

TOTAL 6,430,410 3,220,323 3,167,392 3,213,087 3,446,597

The project will also impact other commercial developments in the City of Chula Vista,

Freestanding Strip commercial areas may in some cases lose significant amounts of
business to the new center. Areas such as Chula Vista's Third Avenue & Broadway can be
regarded as vulnerable, Chula Vista Center would jose business to the new center,
shoppers generally prefer the excitement and greater variety found in larger centers.
Overall, while sales at Chula Vista Center would be expected to decrease with the arrival
of the new center, the center would be expected to Survive as a more tocally oriented
sub-regional center, This transition miyht require some shifts in Chula Vista Center's
establishment mix. :
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Public Services

The prgposed development of Plaza Del Rey and other facilities
will create demands for additional public services such as schools,
parks, police, fire, & 1ibrary services. The park site in the proposed project will
will adequately serve the park needs of the projected population in accordance with
the current city standards. At a ratio of 1.1 peace officers per 1000 people

5 officers with their associated patrol car and other equipment would be
necessary to serve this projéct. Fire protection wiil be provided from the J St.
Fire Station (#2) which is less than 2 travel miles from the project site.

Library services for the projected population will require 2610 sq. ft. of floor
area and 7830 v61umes, the new library currently in the design stége will be
adequate to serve current population and this project. As usual, this does not
entirely apply to the school services, although the non-residential portions of
the project will have some beneficial economic impacts, as noted above,

Essentially, the proposed revisions to the Sports World General Plan have
replaced the sports arena with additional housing units, which will generate net
increases in the number of elementary and secondary students who cannot be absorbed
into existing facilities. This net increase will result in additional school
sites and facilities being needed. The total number and composition of housing
units to be developed in the general area of this project and the relative success
or failure of current local efforts to expand school capacities by converting to
year-round operations will also determine the timing of these facilities. School
district planning staff personnel will continue to monitor the development proposals
being considered by the City, and attempt to maintain a 3-4 year advance prediction
of future enrollments. See the public facilities section of the project description
for precise number generated by this development.

Social. The Cost/Revenue Analysis would seem to indicate that a preponderance of the
dwelling units will have a substantial cost. This does not comply with the
ﬁre]iminary City policy of providing housing for every economic group. The
developer has indicated that he will abide by the HUD/Building Contractors Assoc.

memorandum of Understanding on fair housing practices.
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V. MITIGATION MEASURES PROPOSED TO MINIMIZE THE IMPACTS

A. Preservation of Natural Open Spaces

The visual impacts‘of the modified landforms and related
suburban development will be somewhat mitigated by the preser-
vation of 91 acres in natural slope areas. These-are principally
along the south property boundary, and in the eastern portion of
the site. Another natural slope area will be preserved north of
the large townhouse site, overlooking the Sweetwater Valley. These
areas will provide visual relief to the man-made improvements, and

retain some limited habitat for the native wildlife in the area.

In order to retain the maximum amount of natural character of the developed
portions of the project site, the following recommendations are made for

landscaping:

J. Retention and use of native shrubs and trees where possible
through the use of tree wells and retaining walls. They will
reduce maintenance costs (irrigation, fertilizer, pest control).

2. The plantings should include the species present in the area .

3. If grading plan calls for major cuts with resulting banks,
the banks could be hydroseeded with native wildfiowers.
These banks would be superior to the "teo often used" ice-
plant and ivy. The site would support naturally a wide
assortment of spring wildflowers.
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B. Landscaping Program

Plaza Del Rey and nearby residential developments will be
designed to include full landscaping treatment. The large parking
lot required for the shopping center will have pockets of planted

areas, with trees, shrubs, and ground cover to relieve the

appearance of the large paved areas. The City standard for this landscaping

is 10% of the parking area.

All constructed slopes will be held to a maximum slope ratio
of 2 1, and will be landscaped with appropriate ground cover,
shrubs, and trees. Permanent jrrigation systems will also be in-
stalled to assure the establishment and maintenance of the plant
materials.

The apartment and townhouse areas will be develeped in a
fully landscaped setting, which will be maintained by the manage-
ment and homeowners' associations. The single-family residential

area will be landscaped by the individual homeowners. The
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recreation/commercial area and church/school site are the kinds
of activities which normally receive the most extensive land-
scaping, therefore these two areas should be particularly

attractive when fully developed.

C. Controls on Signs and Lighting

The finished site for Plaza Del Rey will be 100-150 feét
below the existing residential development to the south, and
roughly 100 feet lower than the proposed residential area north
of "H" Street. These elevation differences will provide for
effective separation ‘from nearby residential properties. In
addition, the specific design of lighting systems for the parking
areas will include shielding to protect against cff-site glare.
Similar attention will be given to the lighting for the tennis
courts. Signs will be limited to those necessafy for adequate
building identification, and will be designed as integral parts
of éach commercial complex. Specific consideration and approval
of all elements of the proposed development will be included in

the processing of the Precise Plan.

D. Drainage Improvements

Storm runoff and surface drainage will be completely con-
trolled by the design and installation of the fully lined drainage
channel, curbs, gutters, and storm drains in the street areas, and

proper earthwork design and techniques to protect the constructed

slopes against erosion.
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The lined channel is specifically designed to. carry runoff
from Rice Canyon during a 50-year storm, as well as the increased
runoff from the deﬁeloped surfaces of buildings and paved areas.
Other drainage improvements will be designed and installed in
accordance with the City of Chula Vista standard requirements

and good enginecering practice.

The “natural” drainage area between Plaza del Rey and the freeway could be
improved to eliminate the preblems associated with that area.

E. Strect Improvements

Since automobile traffic will constitute one of the principal
impacts of the propos;d project, a fairly detailed description of
the improvements necessary to accommodaté the projected volumes
(described in Section III E) is presented here. Ther eader is
referred to Figures 2 through 7 in Section III E. For those
locations where traffic problems are anticipated even after strect
improvements have been made,Aadditional measures are discussed.

Detailed roadway widths, median widths, and the numbers and types

of lanes are shown on the Precise Plan,.

Phase I (Figure 2} Street Improvemeﬁts
' The proposed improvements for Phase I include:

1. Construction of "H" Street to eight lanes from I-805
easterly to what will be future Lynwood Drive. This
will easily accommodate 38,000 ADT (3,800 peak hour).

2. éonstruction of interchange at "H" Street and future

Lynwood Drive, with traffic signal at two-lane east-

bound off-ramp to shopping center loop road. The shopping
center loop road will be four lanes (two lanes in and two lanes

out),
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The two lane off-ramp will accommodate the 1,750
peak hour, while the roadway (ramp) into the shopping
center will easily accommodate the 1580 peak volume.

Grading of "H" Street for six lanes and paving of
four lanes froﬁ_the interchange at Lynwood Drive to
the north-south road connecting to Telegraph Canyon.
(Two lanes on this section may be adequate at this

time; however, four lanes will provide the additional
capacity needed if residential area to the southeast
of the shoppiné center should develop quickly).
Construction of four lane interim loop road around
the shopping center. This road will provide the

capacity needed for this development and future ex-

pansion.

- Phase IT (Fipure 3) Street Improvements

1.

Construction of Lynwood Drive to four lanes which
will easily ac;ommodate the maximum 12,600 daily

and 900 peak hour directional traffic volumes.
Construction of the residential loop road north of
"H" Street to four lanes. This will provide approxi-
mately three times the capacity needed at this phase

of development but will provide the eventual capacity

needed for full development.

No additional traffic signals are needed at this stage of develop-

ment.
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Phase III (Figure 4) Street Improvements

1. Construction of "H'" Street to six lanes from the
north~soutﬁ road connecting to Telegraph Canyon
Road to the existing constructed section of "H"
Street to the éast. The largest ADT in this area
is 18,800, with the predominant peak Hour movement
being 1,350, which leaves approximately 50% unused
capacity on this section of road.

2. Paving of additional two lanes of "H" Street along

_shopping cen;er frontage and easterly to north-south
road.

3. Construction of traffic signals at the following
locations:

a. Residential loop road north of "H" Street at
Lynwood Drive.

b. Residential loop road north of "H" Street at
its intersection with "H" Street.

c. Shopping center loop road (east end) with "H"
street.

d. North-south foad (connecting to Telegraph Canyon)
and "H" Street.

e. Signal also possibly needed on easterly end of

" Street at north-south road.

The above improvements will complete the development of the 450

acre project. Further analysis deals with the full development
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of the area. It should be noted at this time that 'through"

traffic will begin using "H" Street, and the additional capacity

described above will be needed to accommodate this through traffic.

Full Development of 1,400 Acres (Figure 5)

This traffic assignment was made to show the impact of
the total 1,400 acre development on the proposed road system.

Traffic for two levels of development are shown; one with a

750,000 sq. ft. shopping center, and one with a 1,200,000 sq. ft.

shopping center. The ;igures show only the traffic for the 1,400

acres. Traffic from adjacent and regional development must be

added which is the analysis which follows.

Full Regional Development (Figure 6)

The term "full regional development' used here means
the development of all the land around the area and the region
which will add traffic to the major road system being analyzed.
Traffic volumes are shown for the two levels of shopping center
development; 750,000 sq. ft. and 1,200,000 sq. ft. The traffic
volunes for the major road system were taken from the County of
San Diego t}affic assignment made in November 1972, with re-
assignments of "J" Street, "H" Street, and Lynwood Drive as
previously described. The afternoon peak hour traffic volumes
for full development are shown on Figure 7. Periods of con-
gestion will occur in the afternoon peak hours along "H" Street.

Tyaffic volumes on the remainder of the road system are within

the range of being accommodated with a four lane divided roadway,

four lane undivided road, or a two lane collector road, and present

no operational problems.
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Discussion of "H' Street

Four locations along "H'" Street where traffic congestion
during the afternoon peak hour may be anticipated with full regional
development are shown on Figure 6, labeled A, B and C and D. These

impacts are assessed as follows:

Max. P.M. Peak Hr. Approach Volumes

5 % Intersection (1)
w/750,000 ft. w/1.2 Million £ft.% Capacity Exceeded
Shopping Center Shopping Center W/ 750,000 w/1.3M

Location 'H'St.  Side St. 'H'St,  Side St. £1.2 ft,

A 3,790 960 4,280 960 7 18

B 3,790 460 4,280 460 - -

C 4,210 580 4,720 840 22 41

D 4,210 200 4,720 200 - - 4

(1) Based on mid-range of Level of Service E

Locations A, B, and D are tee (3 leg) intersections, while
jocation C is a four way intersection. The tee intersections have
fewer conflicting traffic movements. Location B shows no capacity
deficiency and location D shows no capacity deficiency with the first
shopping center increment. Capacity deficiency at both locations
A and D can be removed by adding an additional lane to "H'"' Street.

At location C the capacity deficiency can be eliminated for the first
shopping center increment by adding another lane to "H" Strect, but

a capacity deficiency of approximately 18% will still remain with

the second increment of the shopping center added. In the original
traffic assignment, no westbound to southbound left turning traffic

was assigned to the interchange at Lynwood Drive. This means that
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all these left turns were concentrated at Location C. These left
turns have since been divided between the two locations (250 peak
hour at each location) which brings Location C within 10% of

meeting peak hour capacity requirements. This means that during

peak periods in the afternoon, traffic delays would still occur

for short periods. Methods which could be used to alleviate this

condition are: separation of vehicle and pedestrian traffic with

pedestrian bridge across "H" Street; construction of full or partial

interchange to eliminate vehicle conflicts with "through traffic”;

or reduction of densities.

The entire traffic analysis for this development (and

the regional development as well) has been based on techniques

learned from past experience. They have been used to "plan now

for what we know now," and do not account for the use of public

transportation. Current regulations governing development are

based heavily on what has occurred, and do not consider current

changes which are causing constraints on auvtomobile travel. The

possibility of an energy shortage has been present for a long

time, and has now become very real. The result from the transpor-

tation standpoint is likely to be reduced use of the private auto-

mobile, as well as reduced automobile ownership.

The need
and desire for improved public transportation is greater than any

time since World War II. The experience we need for planning

purposes can be drawn from that era. The role of the automobile
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will change if forced bf the energy constraints, and the role of
public transit will change with it. The current interest in
public transit was not stimulated sb much by an energy crisis,
but rather by an interest to provide people with a choice of
transportation. Hopefuily, a resultant benefit will be a re-
duction in auto travel. Throughout the United States, there are
indications that this is happening. In effect, 1t appears that,
even without additional regulations or controls such as those put
forth by EPA and others, the controls and strategies relating to
land use planning wila continue to change until they reach a
balance brought about by acceptance and use of public transpor-
tation. The level of that balance cannot be reliably predicted
at this time; however, the current strong trend toward develop-
ment and usage of public transportation will very likely continue
for many yearé.

Like most major developments, the proposed project repre-
sents a construction span of several years, while full regional
development will occur over a span of 20 years or more. This
analysis is bpased on full utilization of the automobile and repre-
sents maximum conditions. .Significant changes in our transpor-
tation requirements and capabilities will be occurring, and if
street improvements are timed with the phased project development,
transportation requirements can be periodically assessed to ensure
that these improvements reflect the actual requirements. This
continuing planning process can therefore provide considerable
_flexibility for the City and the developer in providing adequate

services which reflect the changing needs of the community.
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Summary of Proposed Improvements (Numbers keyed to

locations shown on Figure IV-1.

PHASE 1

Construction of "H'" Street to eight lanes from
I-805 to west end of shopping center loop road.
Construction of interchange at "H" Street and
shopping center loop road.

Grading of six lanes and paving of four lanes
on "H" Street from interchange to north-south
road connecting to Telegraph Canyon Road.
Construction of four lane shopping center loop
road, or equivalent interim road pending full
development. (Divided with two way left turn
lane).

Construction of north-south four lane divided

major road between "H" Street and Telegraph

Canyon Road.

PHASE 1I

Construction of Lynwood Drive (four lanes divided}.

Construction of residential loop road north of "H"
Street to four lanes undivided.

PHASE I11

Construction of "H" Street to six lanes from the
north-south road connecting to Telegraph Canyon
Road to the existing constructed section of "H"

Street to the east,
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9. Paving of additional two lanes of "H" Street
(see Item 3).

10. .
through 14. Construction of traffic signals.

Detailed roadway widths, numbers and types of traffic lanes, and

median widths are shown on the Precise Plan.

Miscellaneous Comments

1. To prevent long delays in traffic and ease congested streets in residential
and commerﬁia] areas shall wherever practical, be designed such that critical
intersections operate at Level "C" and Level "ph capacity respectively in the
peak periods. These levesl of service are defined in the Highway Capacity

Manual 1965 by the Highway Research Board (Special Report #87).

2. With full regional development there will be heavy west-bound left turn
movements from "H" Street into the shopping center loop road. This will create
congestion and delays to traffic especially in the peak periods. Delays can

be reduced and capacity deficiency at location C of shopping center removed by
widening "H" Street to 7 through lanes with 2 left turn lanes from "H" Street.
However, a capacity deficiency of 18% would still remain with the second increment
of the shopping center to 1.2 million sq. ft. Rather than continue to widen
B Street street to provide additional capacity without reduction in conflicting
movement and potential safety, a partial or full interchange should be provided
at location C. This interchange will be similar to the Lynnwood Drive inter-
change to the west, and would eliminate vehicular conflict with through

traffic and permit operation without capacity deficiency on "H" Street.
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3. Based on traffic volumes for Phase II of this development, it appears that
traffic signals would be warranted at the following intersections;

a. Lynnwood Drive at residential loop road.

b. "H" Street at shopping center loop road.
Fhese intersections in geﬁerél would meet Chula Vista's standards for the install-
ation - of traffic signals. These signals should be installed with Phase 1l

development.,

F. Climate
The effect on the micro climate due to the heat island can be reduced through
the following mitigating measures;
1. Providing extensive landscaping with fast growing elements.
2.  Including underground parking facilities and increasing the
percent of the site in landscaping.
3. Utilizing vines or other plants on walls of buildings and other

reflective surfaces or using building surfaces that would not absorb heat.

6. Air Quality

During construction, the short-term impacts of dust from the
grading activities will be alleviated by the normal measures used
to ensure pfoper soils preparation, and to prevent erosion and
siltation after grading. These include:

1. In gréding each site pad, water is added to ensure

required compaction.

2. The final surface is watered and rolled with a sheeps-

foot tamper to facilitate formation of a hardened cap
of soil as the soils dry. This cap minimizes dust

and erosion due to channeling runoff.
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3. 1Installation of sprinklers and planting on slope areas
shortly after grading promotes the development of a

plant cover and minimizes dust.

These measures should be effective in reducing dust during and
after the grading process.

A key cause of dust after construction is disruption of the
hardened cap in graded areas by off-road vehicles such as trail
bikes. The developer will take measures to preclude off-road

vehicles from traversing the graded site areas.

With regard to the long-term impacts on air quality caused
by motor vehicle emissions, it should be noted that only a portion
of the daily motor vehicle trips to the regional shopping center
can be considered as net adds to the regional traffic. While a
percentage of the vehicle trips to the shopping center may result

from its unique attraction, by and large it is reasonable to assume

that most motor vehicle trips (in the approximate range of 50-75%) would be
made to some shopping location in the Chula Vista or 3an D{égo area if this one
were not built. Furthermore the existencé of a regional shopping
center at this location may tend to reduce the average trip length
of today's visits to moTre distant regional centers.

Utilization of express buses operating from centralized points
in the San biego Region, operating on existing and planned road-
ways can help to reduce the air quality impacts. Bus stops are provided on
street and off street in development. These impacts have been assessed as if

transportation will continue to be provided solely by private automobiles.
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i, Employment and Economic Returns

The increased demands for public services and facilities will

be largely mitigated by the tax revenues generated by the major

commercial development, and the substantial employment oppor-
tunities, both during construction and after full development.
The increased assessed valuation of the subject property,
combined with an eventual sales tax revenues of more than $1 million per year
will obviously broaden the City's tax base and enhance its com-
mercial potential. Several hundred jobs will be created on the
site, initially for construction workers, and later for salesmen,

clerks, and other employees of the commercial establishments.

I. Sites Reserved for School and Park

The proposed project sncludes the reservation of a 10-acre
elementary school site, and dedication of a neighborhood park site to
meet the local needs of the residential areas. The additional
property tax revenues generated by the development of the sur-
rounding areas will assist the School District in budgeting to acquire and

develop the school site. The sites have been
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relocated a short distance to the west, since the former regional
shopping center site shown on the Sports World General Develop-

ment Plan is now being replaced with residential development.

J, Noise

The assessment of the noise impacts associated with the
project indicates that particular attention must be addressed
to the proper design, location, shielding, and 1an&scaping of
buildings in the residential and professional areas to ensure
that housing and office unit dwellers are not subject to undue
noise. Existing technology will be used to ensure noise abate-

ment. In particular, the use of shielding, landscape, walls,

proper building orientation, elevation differences and, where
necessary, additional attenuation barriers, are planned. HUD
design criteria for noise abatement will be atilized as required.
gince traffic noise from 1-805 will be the predominant noise
source at the project site as well as in the surrounding com-
munity, particular emphasis during project design will be directed
toward coping with this noise element,

The landscaped slopes adjacent to many of the major traffic carriers will

be non-reflecting in design because of landscaping and will therefore be
acoustical absorbers.

Truck traffic associated with the shopping center operation
will also cause localized noise in the vicinity of the Plaza Del
Rey project. Control of this noise can be partially effected by
the screening and shielding techniques discussed above. Ad-
ditionally, prlOl to the actual dgsign of noise attenuation
" features for t1uck trafflc, an accurate estimate of truck traffic

should be obtained. With heavy emphasis being placed on truck
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noise suppression by the EPA through research projects, 1t is

likely that such noise will be considerably reduced over the next
5-10 years.

Additional methods of traffic noise control include use of
speed limit zones. Low speeds are effective in reducing auto- .
mobile traffic noise, but tend to increase heavy truck noise.
Thus speed limits should be chosen which minimize noise based
on the actual percentages of automobile and truck traffic.
Truck traffic should be prohibited on Lynwood Drive and resi-
dential streets in Plaza Del Rey. The steeper grades on these
streets would tend to cause Very significant noise problems if

trucks were permitted.

Schedules for construction activities, particularly earth-
work, will be made with noise moderation as an integral scheduling
element. This means that such construction activity will be
limitea to daylight working hours 3uring weekdays. Construction
equipment noise suppression is also receiving considerable atten-

tion, the effects of which are already becoming apparent.

Construction noise can be mitigated a number of different ways.

1. Properly muffled equipment.

9 Restriction of construction activity to between 8:00 a.m.
and 4:30 p.m.

3. Selecting the quictest of altermate items of equipment
(e.g., hydraulic instead of pneumatic).

4. Scheduling of equipment operations to maintain a low
average noise level by coinciding noisiest operations
with times of highest ambient levels and turning off
idling equipment.

5. Keep noisy equipment as far as possible from site boun-
daries.

6. Provide enclosures for stationary noisy equipment.
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K. Energy Conservation

Energy use throughout the project may be conserved through the following
methods: .
1. The utilization of maximum natural Tight in the design of the
structures including suéh features as skylights and light wells.
2. The provision of high insulation standards in all structures including
but not limited to; interior wall substances, less window area.
3. Less use of lighting for aesthetic reasons.

4. Minimize the use of interior climatic controls.

F

L. Soils & Geology

Treatment of potentially expansive soils can be accomplished during grading
of the property, Hazards due to sirong ground shaking from nearby faults
can be mitigated by the utilization of sound soil engineering practices and
structural design,

M. waste_Generation

Liquid

The generation of sewage could be reduced through the treatment of some of
the substance on site for use in watering landscaping. This at best would
be an interim measure until adequate regional treatment