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| Executive Summary

This environmental Impact Report (EIR) is an informational document intended for the use by the City of Chula Vista
(City), other public agencies, and members of the general public in evaluating the potential environmental effects
of the proposed Sunbow Sectional Planning Area (SPA) Plan Amendment for the Sunbow Il, Phase 3 Project
(proposed project).

California Environmental Quality Act (CEQA) Section 21002 requires that an EIR identify the significant effects of a
project on the environment and provide measures or alternatives that can mitigate or avoid these effects. This Draft
EIR evaluates the environmental effects associated with development of the project and discusses the manner in
which the project’s significant effects can be reduced or avoided through the implementation of mitigation measures
or feasible alternatives to the proposed project. In accordance with Section 15130 of the CEQA Guidelines, this EIR
also includes an examination of the effects of cumulative development.

This summary provides a brief synopsis of (1) the proposed project, (2) results of the environmental analysis
contained within this environmental document, (3) alternatives to the proposed project that were considered, and
(4) major areas of controversy and issues to be resolved by decision makers. This summary does not contain the
extensive background and analysis found throughout the individual chapters within the EIR. Therefore, the reader
should review the entire document to fully understand the proposed project and its environmental consequences.

1.1 Project Location and Setting

ACI Sunbow LLC (applicant) is proposing to develop an approximately 135.7-acre site (Assessor’s Parcel Numbers
644-171-12500, 644-011-0600, 644-020-1100) within the Sunbow Master Planned Community of the City of
Chula Vista (Figure 4-1, Project Location). The project site is located within the southern portion of the City of Chula
Vista (City), in southwestern San Diego County, California. The site is located south of Olympic Parkway, east of
Brandywine Avenue, and north and northwest of the Otay Landfill. Undeveloped land approved for industrial and
residential land uses within Otay Ranch Village Two is located to the east of the site. The project site is approximately
3.8 miles southeast of downtown Chula Vista, 9.9 miles southeast of downtown San Diego 2.3 miles west of State
Route 125 (SR-125) and approximately 0.5 miles east of Interstate 805 (I-805).

1.2 Project Background

The Sunbow General Development Plan (GDP), which originally included 604.8 acres in eastern Chula Vista, was
adopted on December 5, 1989, with the primary objective to create an efficient, self-contained village with a
mix of residential, commercial, community recreation, industrial park, and open space/trails land uses. The
GDP is implemented through the adoption of a subsequent, more detailed Sunbow Sectional Planning Area
(SPA) Plan, tentative tract maps, and potential annexation and development agreements. The GDP is designed
to function as a policy bridge between the City of Chula Vista General Plan (General Plan) and the SPA Plan,
which provides more detailed plans for development of the Sunbow Master Planned Community (City of Chula
Vista 1989).

The portion of the Sunbow Master-Planned Community designated as Sunbow Il, Phase 3 (project site),

includes the area slated to be developed as Industrial Park (formerly referred to as Planning Area 23 in the
GDP and SPA Plan), while the rest of the project site was designated as Open Space in the GDP and the SPA
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Plan. The GDP designated the 54.7 acres as Industrial Park to include research/development and light
industrial uses, with approximately 700,000 square feet of leasable area generating approximately 2,800
employment opportunities. Based upon the City’s Multiple Species Conservation Program (MSCP) Preserve
Boundary data, the applicant’s civil engineer determined that there is an approximately 67.5-acre development
area within the project site. This area (referred to herein as the proposed development area), would be
developed with residential uses and associated infrastructure. The remainder of the project site would be left as
MSCP Preserve and Open Space area.

1.3 Project Description

The proposed project is primarily a residential project with associated infrastructure and open space areas. The
proposed land uses are summarized in Table 1-1 and shown in Figure 4-2, Proposed General Plan Land Use; Figure
4.3, Proposed General Development Plan Land Use; and Figure 4-4, Proposed SPA Plan Land Use, all included in
Chapter 4, Project Description. Development would be centered within the southeastern portion of the site. The
approximately 67.5-acre development area would be composed of 44.2 acres of residential uses, a 0.9-acre
Community Purpose Facility (CPF), 5.9 acres of public streets, 4.3 acres of Poggi Creek conservation easements,
16.5 acres of manufactured slopes and basins, and a 0.3-acre wetland avoidance area. Approximately 63.6 acres
designated MSCP Preserve are also within the project site. Under the proposed project, the Industrial Park area
(Planning Area 23) would be modified to Medium-High and High Residential land uses (see Figures 4-2 and 4-3).

Table 1-1. Sunbow I, Phase 3 Sectional Planning Area Plan Land Use Summary

Land Use Planning Area Units Gross Acres Target Density
Residential
Multi-Family (Medium-High) Residential - 13-16 du/ac
MF R-1 131 8.5 15.4
MF R-2 73 4.6 15.8
MF R-3 108 8.1 13.3
MF R-4 118 8.2 14.4
MF R-5 104 7.0 14.7
Multi-Family Medium-High Residential Subtotal 534 36.5 14.72
Multi-Family (High) Residential - 24.1 du/ac
MF | R-6 184 7.6 24.1
Multi-Family High Residential Subtotal 184 7.6 24.1
Residential Total 718 442 16.32
Other
Community Purpose Facility (CPF)
CPF ] CPF — 0.9 —
CPF Subtotal — 0.9 —
Other Total — 0.9 —
Sunbow Sectional Planning Area Plan Amendment for the Sunbow Il, Phase 3 Project EIR 12612
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Table 1-1. Sunbow I, Phase 3 Sectional Planning Area Plan Land Use Summary

Land Use Planning Area Units Gross Acres Target Density
Open Space
MPCP Open Space Preserve (0S)
0S 0S-1 — 42.8 -
0s 0Ss-2 — 10.0 —
0s 0S-3 — 9.6 —
0s 0S-9b — 1.1 -
MSCP Open Space Preserve Subtotal — 63.6 —
Poggi Creek Conservation Easement
0Ss 0S4 — 2.6 -
0S 0S-5 — 0.7 —
0S 0S-6a — 1.0 —
0S 0S-6b — 0.1 —
Poggi Creek Conservation Easement Subtotal — 4.3 —
Manufactured Slopes/Basins
0Ss 0S-7 — 3.2 -
0Ss 0Ss-8 — 0.5 -
0Ss 0S-9a — 0.5 -
0Ss 0Ss-10 — 4.9 -
0Ss 0s-11 — 1.3 -
0S 0S-12 — 1.6 -
0S 0S-13 — 4.6 -
Manufactured Slopes/Basins Subtotal — 16.5 —
Wetland Avoidance Area
0S | 0S-14 — 0.3 —
Wetland Avoidance Area Subtotal — 0.3 —
Open Space Total - 84.7 -
Circulation
Public StreetsP Circulation — 5.9 -
Circulation Subtotal — 5.9 -
Circulation Total — 5.9 -
All Land Use Types - Summary
All Land Use Types Total - 135.7 -
Notes: du/ac = dwelling units per acre; MSCP = Multiple Species Conservation Program.
Subtotals and totals may not sum precisely due to rounding.
a Target density represents the average densities proposed.
b The acreages for all proposed private streets are included as a part of the residential portion.
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1.3.1

Project Objectives

Following are the objectives of the proposed project:

1.

1.3.2

Develop a pedestrian-oriented community on an underutilized site with a range of residential uses, open
space and MSCP Preserve areas, and recreational opportunities, which are compatible with the adjacent
established residential communities.

Contribute to the growing housing needs of the City and the region by providing for multi-family housing
units with a range of housing types to accommodate a spectrum of demographics.

Preserve portions of the project site as permanent open space and increase MSCP Preserve Areas.

Provide pedestrian and bicycle facilities, including a pedestrian connection to the Chula Vista Regional Trail
and connection to bike lanes within Olympic Parkway and nearby transit.

Implement the goals, objectives, and policies of the General Plan; the MSCP Subarea Plan; the GDP; and
the SPA Plan.

Implement the City’s Growth Management Ordinance to ensure that public and community facilities, such
as transportation, water, flood control, sewage disposal, schools, and parks, are provided in a timely
manner and financed by the parties creating the demand for, and benefiting from, the improvements.

Ensure new uses are compatible with the existing community by establishing setbacks, design regulations and
guidelines, best practices, and performance standards that enhance quality of life for neighboring properties.

Create a land use plan that can realistically be developed within a foreseeable time frame and under
economic conditions.

Discretionary Actions

A discretionary action is an action taken by an agency that calls for the exercise of judgment in deciding whether to
approve or how to carry out a project. The following discretionary actions are associated with the proposed project
and would be considered by the City:

1.4

Certification of a Final EIR and adoption of a Mitigation Monitoring and Reporting Program pursuant to CEQA
Approval of amendments to the General Plan

Approval of amendments to the GDP

Approval of amendments to the SPA Plan

Approval of the Tentative Map for Sunbow I, Phase 3

Chula Vista MSCP Subarea Plan Boundary Adjustment and Minor Amendment

Rezone

Approval of the Development Agreement between the applicant and the City

Areas of Controversy

Pursuant to Section 15082 of the CEQA Guidelines, the City circulated a Notice of Preparation (NOP) dated
November 9, 2020, to begin a 30-day public scoping period, to interested agencies, organizations, and parties. The
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NOP was also sent to the State Clearinghouse at the California Office of Planning and Research. The State
Clearinghouse assigned a state identification number (SCH No. 2020110148) to this EIR.

Comments received during the NOP public scoping period were considered during the preparation of this EIR. The
NOP and comments are included in Appendix A to this EIR.

1.5 Issues to Be Resolved by the City Council

The issues to be resolved by the decision-making body are whether to adopt the proposed project and how to
mitigate significant effects created by its implementation. The City will decide if benefits of the project outweigh any
significant unmitigable impacts associated with greenhouse gas emissions.

The City will also decide if the significant impacts associated with the environmental issues of biological resources,
cultural and tribal cultural resources, geology and soils, hazards and hazardous materials, public services,
recreation, and wildfire have been fully mitigated below a level of significance. Lastly, the City would determine
whether any alternative might meet the key objectives of the project while reducing its environmental impact.

1.6 Project Alternatives

Pursuant to the CEQA Guidelines, EIRs are required to “describe a range of reasonable alternatives to the project,
or to the location of the project, which would feasibly attain most of the basic objectives of the project but would
avoid or substantially lessen any of the significant effects of the project, and evaluate the comparative merits of
the alternatives” (14 California Code of Regulations (CCR) 15126.6(a)). This EIR “must consider a reasonable range
of potentially feasible alternatives that will foster informed decision making and public participation” (14 CCR
15126.6(a)). The alternatives discussion is required even if these alternatives “would impede to some degree the
attainment of the project objectives or would be more costly” (14 CCR 15126.6(b)).

1.6.1 No Project/No Build Alternative

CEQA Guidelines Section 15126.6 requires the inclusion of a No Project/No Build Alternative to be analyzed. Under
the No Project/No Build Alternative, no development would occur on the project site. Accordingly, the site
characteristics of this alternate would be equivalent to the existing conditions for each category analyzed in Chapter
5, Environmental Impact Analysis, of this EIR. Although no development would occur, surrounding land uses in the
region would continue to be built out.

1.6.2 Existing Land Use Designations Alternative

The Existing Land Use Designations Alternative would include the development consistent with the General Plan,
the GDP, and the SPA Plan. The General Plan designates the development area within the southeastern portion of
the site as Limited Industrial (see Figure 3-1, Existing General Plan Land Use). The GDP designated the 54.7 acres
as Research & Industrial Park to include research/development and light industrial uses (see Figure 3-3, Existing
General Development Plan Land Use Designation), with approximately 700,000 square feet of leasable area
generating approximately 2,800 employment opportunities; however, actual leasable area may be less than this
approximation when accounting for required infrastructure and amenities. Note, that the development areas under
the existing land use designations and the proposed project are different because the MSCP hardline was
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established after the approval of the Sunbow GDP and SPA Plan. The rest of the project site would be preserved as
Open Space and MSCP Preserve, similar to the proposed project. It is anticipated that access would be provided
via Olympic Parkway and internal circulation on the project site would be similar to the proposed project. However,
features such as pedestrian and bicycle circulation, the Community Purpose Facility (CPF), and active and passive
recreational open space areas, proposed to be developed throughout the residential uses under the proposed
project, would not be developed under the Existing Land Use Designations Alternative.

1.6.3 Reduced Development Alternative

The Reduced Development Alternative would include the development of 360 residential units, within a similar area
as the proposed residential developments area under the project. This number of units, which is 358 fewer units
than the proposed project, was chosen in order to provide low to medium density residential. This alternative would
still include associated infrastructure, a reduced size Community Purpose Facility, and Open Space/MSCP Preserve
areas as proposed under the project. Due to the decreased number of units and the same development area, the
Reduced Development Alternative is assumed to be developed with low to medium density residential rather than
medium-high and high density residential as proposed under the project. As discussed in Section 5.3, Biological
Resources, of the EIR, the proposed project would require a Boundary Line Adjustment (BLA) between the currently
proposed development boundaries and the mapped Multiple Species Conservation Program (MSCP) preserve on
site. Due to the reduced development of this alternative, this BLA would be avoided under this alternative.

1.7 Summary of Significant Environmental Impacts

Table 1-2 is a summary of the proposed project’s significant environmental impacts under CEQA, including
mitigation measures (MMs) incorporated. For issue areas where impacts were determined to be less than
significant or no impact, including aesthetics, air quality, energy, hydrology and water quality, land use, noise,
population and housing, transportation, and utilities, refer to the respective discussions in Chapters 5 and 9
of this EIR.
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Table 1-2. Summary of Significant Environmental Impacts and Mitigation

Environmental Issue | Result of Impact Analysis | Mitigation Measures | Impact Level After Mitigation
5.3 Biological Resources

Have a substantial adverse effect, either directly or | The project would result in direct and indirect impacts to | MM-BIO-1 The Applicant shall include an irrevocable offer of dedication (I0D) to the City of Chula Less than significant.
through habitat modifications, on any species sensitive plant and wildlife species. Vista on the first final map for 62.16 acres of onsite Preserve land within Preserve Management

identified as a candidate, sensitive, or special Area 3, Subunits 3-1a, 3-1b, and 3-1c of the Chula Vista Central City Preserve lands. The MSCP

status species in local or regional plans, policies, Preserve land shall be conserved, maintained, and managed by the City of Chula Vista or its

or regulations, or by the California Department of designee in perpetuity as directed in the Chula Vista Central City Preserve Area-Specific

Fish and Game or U.S. Wildlife Service? Management Directives (ASMDs) for Preserve Management Area 3 (PMA 3) (RECON

Environmental, April 26, 2004) and funded by the Sunbow Preserve Community Facilities District
(No. 98-3). The City of Chula Vista Preserve Habitat Manager shall be responsible for the long-term
Preserve management activities identified in the Central City Preserve ASMD. Said IOD for the
62.16 acres Proposed MSCP Preserve shall include 48.95 acres to mitigate for significant habitat
impacts to 7.79 acres of native grassland, 8.55 acres of Diegan coastal sage scrub, and 55.61 of
non-native grassland as well as the following sensitive species significant impacts:

e Coastal California Gnatcatcher- occupied Diegan coastal sage scrub to mitigate for significant
direct impacts to coastal California gnatcatcher occupied habitat;

e Otay Tarplant- 0.34 acre of Otay tarplant occupied habitat (i.e.,native grassland) to mitigate for
direct impacts to 0.34 acre of Otay tarplant occupied habitat that currently supports 836 Otay
tarplant individual plants;

o Orcutt’s Bird’s-beak- Orcutt’s bird’s-beak habitat (i.e., Diegan coastal sage scrub) to mitigate for
significant direct impacts to onsite Diegan coastal sage scrub that currently supports 91
Orcutt’s bird’s-beak individual plants;

e Decumbent Goldenbush- Decumbent goldenbush habitat (i.e., Diegan coastal sage scrub and
native grassland), that includes at least 289 decumbent goldenbush individual plants) to
mitigate for significant direct impacts to onsite native grassland and Diegan coastal sage scrub
that currently supports 289 decumbent goldenbush individual plants; and

e San Diego Viguiera- San Diego viguiera habitat (i.e., Diegan coastal sage scrub) that includes at
least 2,979 San Diego viguiera individual plants) to mitigate for significant direct impacts to onsite
Diegan coastal sage scrub that currently supports 5,958 San Diego viguiera individual plants.

MM-BIO-2 Prior to initiation of construction related activities including clearing and grubbing or
prior to vegetation/ground disturbance or prior to site mobilization activities or issuance of a
grading permit, the Applicant shall submit documentation to the City demonstrating that the
Applicant has contracted with a qualified biologist(s) to monitor the project construction activities
and avoid any inadvertent impacts to sensitive biological and ensure complete avoidance of
jurisdictional resources. Each qualified biologist shall have demonstrated expertise with the
sensitive habitats, special status species of the project region. The qualified biologist(s) shall
monitor the installation of the construction temporary fencing and/or flagging, silt fencing, and
other best management practices (BMPs) along the construction limits prior to construction
activities. The qualified biologist shall be present full-time during all initial vegetation clearing and
grubbing activities, and potentially on a less frequent basis during grading activities to ensure
construction remains within the approved project development area. The Applicant shall report
results of biological monitoring activities to the City on a regular basis through the preparation and
submission of summary monitoring reports.

MM-BIO-3 Prior to the issuance of any land development permits including for clearing and
grubbing or grading, the Applicant shall prepare a Restoration Plan prepared by a qualified biologist
to mitigate for impacts to sensitive plant species consisting of Otay tarplant, Orcutt’s bird’s-beak,
decumbent goldenbush, and San Diego County viguiera consistent with the conceptual Restoration
Plan (Merkel & Associates, Inc. 2021, Appendix D). The Applicant shall implement the 5-year
maintenance and monitoring activities consistent with the Habitat Restoration and Sensitive Plant
Specifies Mitigation Plan to the satisfaction of the Development Services Director (or their
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Table 1-2. Summary of Significant Environmental Impacts and Mitigation

Environmental Issue

Result of Impact Analysis

Mitigation Measures

Impact Level After Mitigation

designee). The revegetation plan must be prepared by a qualified City approved biologist familiar
with the City’s MSCP Subarea Plan and must include, but not be limited to, an implementation
plan; appropriate seed mixtures and planting method; irrigation method; quantitative and
qualitative success criteria; maintenance, monitoring, and reporting program; estimated
completion time; and contingency measures. The Project Applicant shall be required to prepare
and implement the revegetation plan subject to the oversight and approval of the Development
Services Director (or their designee). NOTE: Since the revegetation is critical to approving the MSCP
Boundary Line Adjustment, the applicant will be required to enter into a Secured Agreement with
the City and will be required to provide a cash deposit.

MM-BIO-4 To avoid any direct impacts to nesting coastal California gnatcatcher, all vegetation
clearing, grubbing and grading activities within gnatcatcher occupied habitat (i.e., Diegan
coastal sage scrub) shall be conducted outside of the gnatcatcher breeding season (February
15 to August 15).

MM-BIO-5 Prior to initiating any construction related activities requiring a clearing and grubbing or
grading permit, the Applicant shall delineate coastal California gnatcatcher occupied habitat
located adjacent to the proposed project development area during the breeding season (February
15 to August 15) by orange biological fencing or comparable materials to ensure that no work shall
occur within these habitats. In addition, a minimum 300-foot buffer and on-site noise
reduction/attenuation techniques shall be incorporated, as appropriate to avoid impacts to
breeding gnatcatcher from elevated construction noise levels. The City Development Services
Director (or their designee) shall have the discretion to modify the buffer width depending on site-
specific conditions. Noise monitoring may be required to ensure that the elevated construction
noise levels are appropriately attenuated at the edge of occupied habitat to a level that is not
expected to adversely affect nesting bird behavior (i.e., not to exceed an hourly average of 60 A-
weighted decibels (dBA) or ambient at the edge of occupied habitat).

MM-BIO-6 Prior to initiating any construction related activities requiring a clearing and grubbing or
grading permit, the Applicant shall delineate least Bell’s vireo occupied habitat by orange biological
fencing or comparable to avoid direct impact to vireo within occupied habitat located adjacent to
the proposed project during the breeding season (March 15 to September 15). In addition, a
minimum 300-foot buffer and on-site noise reduction/attenuation techniques shall be
incorporated, as appropriate to avoid impacts to breeding vireo from elevated construction noise
levels. The City Development Services Director (or their designee) shall have the discretion to
modify the buffer width depending on site-specific conditions. Noise monitoring may be required to
ensure that the elevated construction noise levels are appropriately attenuated at the edge of
occupied habitat to a level that is not expected to adversely affect nesting bird behavior (i.e., not to
exceed an hourly average of 60 dBA or ambient at the edge of occupied habitat).

MM-BIO-7 To avoid any direct impacts to migratory birds and/or raptors protected under the
federal Migratory Bird Treaty Act and California Fish and Game Code Sections 3503 and 3513,
removal of habitat that supports active nests on the proposed area of disturbance should occur
outside of the breeding season for these species. The breeding season is defined as January 15-
August 31 for raptor species and February 15-August 15 for other non-raptor birds (excluding
listed species). If removal of habitat on the proposed area of disturbance must occur during the
breeding season, then prior to initiating any construction related activities requiring a clearing and
grubbing or grading permit, the Applicant shall retain a City-approved biologist to conduct a pre-
construction survey to determine the presence or absence of nesting birds on the proposed area of
disturbance. The pre-construction survey must be conducted within 10 calendar days prior to the
start of construction, and the results must be submitted to the City for review and approval prior to
initiating any construction activities. If nesting birds are detected, a letter report or mitigation plan,
as deemed appropriate by the City, shall be prepared and include proposed measures to be
implemented to ensure that disturbance of breeding activities are avoided. The report or mitigation
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Table 1-2. Summary of Significant Environmental Impacts and Mitigation

Environmental Issue

Result of Impact Analysis

Mitigation Measures

Impact Level After Mitigation

plan shall be submitted to the City for review and approval and implemented to the satisfaction of
the City. The City’s mitigation monitor shall verify and approve that all measures identified in the
report or mitigation plan are in place prior to and/or during construction.

MM-BIO-8 Prior to approval of the first final map, the Applicant shall submit a Landscape Master
Plan for the entire project which shall demonstrate compliance with the proposed fence and wall
plan for the project. The proposed fence and wall plan shall include appropriate fencing and
barriers (e.g., vegetation) where applicable to shield human presence and deter human intrusion
into the Preserve.

MM-BIO-9 Concurrent with design review and prior to issuance of a building permit for any
development located adjacent to the Preserve, the Applicant shall prepare, a lighting plan and
photometric analysis for review and approval the Development Services Director (or their
designee). The lighting plan shall illustrate the location of the proposed lighting standards and type
of shielding measures. Low-pressure sodium lighting shall be used, if feasible, and shall be subject
to the approval of the Development Services Director (or their designee).

MM-BIO-10 Prior to approval of the first final map, the Applicant shall submit a Landscape Master
Plan for the entire project which shall demonstrate compliance with the proposed plant palette for
the project. The proposed plant palette shall prohibit invasive non-native plant species on the
California Exotic Pest Plant Council List of Exotic Pest Plants of Greatest Ecological Concern in
California that could spread into the adjacent Preserve. No invasive non-native plant species shall
be introduced into areas immediately adjacent to the preserve. All slopes immediately adjacent to
the Preserve shall be planted with native species that reflect the adjacent native habitat. Further,
the proposed plant palette shall be consistent with the plant list contained in the “Wildland/Urban
Interface: Fuel Modification Standards,” and provided as Appendix L of the Subarea Plan, must be
reviewed and utilized to the maximum extent practicable when developing landscaping plans in
areas adjacent to the Preserve.

MM-BIO-11 To avoid habitat degradation to the adjacent Preserve lands, project irrigation shall be
contained to the project development and fuel modification zones and shall not drain or overspray
resulting in potential erosion/sedimentation, spread of invasive plant species, and/or non-native
species such as Argentine ants.

MM-BIO-12 Prior to initiating any construction related activities requiring a clearing and grubbing or
grading permit, the Applicant shall demonstrate how the project would avoid or minimize applicable
inadvertent impacts during construction. To ensure the avoidance and minimization of impacts to
biological resources during construction the following construction BMPs shall be implemented:

a) Priorto ground disturbance, all permanent and temporary disturbance areas shall be clearly
delineated by orange construction fencing and the identification of environmentally sensitive
areas with flagging and/or fencing.

b) To minimize disturbance of areas outside the project site, all construction and operation
vehicle traffic shall be restricted to established roads, construction areas, and other
designated areas. These areas shall be included in pre-construction surveys and, to the
extent possible, shall be established in locations disturbed by previous activities to prevent
further impacts.

¢) Construction and operation vehicles shall observe appropriate safe speed limits and adhere
to safety practices.

d) Dust suppression shall occur during construction activities when necessary to meet air
quality standards and protect biological resources.

e) No vehicles or equipment shall be refueled or undergo maintenance within 100 feet of a
jurisdictional waters feature. Spill kits shall be maintained on the site in sufficient quantity to
accommodate at least three complete vehicle tank failures of 50 gallons each. Any vehicles
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Table 1-2. Summary of Significant Environmental Impacts and Mitigation

Environmental Issue

Result of Impact Analysis

Mitigation Measures

Impact Level After Mitigation

driven or operated within or adjacent to drainages or wetlands shall be checked and
maintained daily to prevent leaks of contaminated fluids.

f)  All general trash, food-related trash items (wrappers, cans, bottles, food scraps, cigarettes,
etc.), and other human-generated debris scheduled to be removed shall be stored in animal-
proof containers and removed from the site on a regular basis (weekly during construction,
and at least monthly during operations). No deliberate feeding of wildlife shall be allowed.

g) Use of chemicals, fuels, lubricants, or biocides shall comply with all local, state, and federal
regulations. All uses of such compounds shall observe label and other restrictions mandated by
the U.S. Environmental Protection Agency, California Department of Food and Agriculture, and
other state and federal legislation. Use of first-and second- generation rodenticides shall not be
permitted except for the limited use of zinc phosphide, or a rodenticide approved by the City, and
only after other means of pest control (e.g. rodent traps) have proven to be ineffective.

MM-BIO-13 Prior to issuance of a grading permit, prior to vegetation clearing, grubbing, grading, or
any ground disturbing activities, the Applicant shall submit evidence to the City that the Applicant
has retained qualified biologists to prepare a Worker Environmental Awareness Program that shall
be presented to all construction personnel and employees before any ground-disturbing activities
commence at the project site and shall be continued through the construction phase for all new
construction personnel. The program shall consist of a brief presentation going over the on-site
sensitive biological resources and compliance with project impact and open space boundaries, and
applicable environmental laws and requirements with all personnel involved in the project. This
presentation shall explain to construction personnel how best to avoid impacts sensitive resources
during construction. The program shall include a description of all special status species potentially
on the project site and their habitat needs; an explanation of the status of the species and their
protection under the state and federal regulations; specific mitigation measures applicable to listed
and other special status species; permit conditions, and the penalties for violation of applicable
laws. The program shall also explain to construction personnel how to avoid impacts to
jurisdictional waters, including wetlands. The program shall include a map and description of
jurisdictional waters on the site to be avoided and measures to implement to ensure the protection
and avoidance of jurisdictional waters.

Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies,
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?

The project would result in direct and indirect impacts to
sensitive natural communities.

MM-BIO-1, MM-BIO-2, and MM-BIO-8 through MM-BIO-13

Less than significant.

Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or State
habitat conservation plan?

The project would require an MSCP Boundary Line
Adjustment and Minor Amendment that would result in
impacts to sensitive biological resources.

MM-BIO-1 through MM-BIO-13

MM-BIO-14 Prior to initiating any construction related activities requiring a clearing and grubbing or
grading permit, the Applicant shall prepare a revegetation plan for the temporary impact areas
within the 25-foot grading buffer in the Minor Amendment Area that utilizes a native erosion control
hydroseed mix acceptable to the City and the Wildlife Agencies (U.S. Fish and Wildlife Service and
California Department of Fish and Wildlife) to ensure soil stability and prevent subsequent erosion.
The revegetation plan must be prepared by a qualified City approved biologist familiar with the
City’s MSCP Subarea Plan and must include, but not be limited to, an implementation plan;
appropriate seed mixtures and planting method; irrigation method; quantitative and qualitative
success criteria; maintenance, monitoring, and reporting program; estimated completion time; and
contingency measures. The Project Applicant shall be required to prepare and implement the
revegetation plan subject to the oversight

MM-BIO-15 Prior to initiating any construction related activities requiring a clearing and grubbing or
grading permit, the Applicant shall receive approval by the City and Wildlife Agencies for the MSCP

Less than significant.

Sunbow Sectional Planning Area Plan Amendment for the Sunbow Il, Phase 3 Project EIR

12612

March 2021

1-10



1 - Executive Summary

Table 1-2. Summary of Significant Environmental Impacts and Mitigation

Environmental Issue Result of Impact Analysis Mitigation Measures Impact Level After Mitigation

BLA. The Applicant shall be required to implement conditions associated with the BLA subject to
the oversight and approval of the Development Services Director (or their designee).

MM-BIO-16 Prior to initiating any construction related activities requiring a clearing and grubbing or
grading permit, the Applicant shall receive approval by the City and Wildlife Agencies for the MSCP
Minor Amendment. The Applicant shall be required to implement conditions associated with the
Minor Amendment subject to the oversight and approval of the Development Services Director (or
their designee).

5.4 Cultural and Tribal Cultural Resources

Cause a substantial adverse change in the The project has the potential to encounter previously MM-CUL-1 Less than significant.
significance of an archaeological resource as unidentified subsurface cultural deposits. A. Prior to beginning construction activities, the project archaeologist and Native American
defined in CEQA Guidelines Section 15064.57? representative shall attend any pertinent preconstruction meetings with the construction

manager and/or grading contractor in order to provide recommendations and answer questions
relating to the archaeological monitoring program. The project archaeologist shall be familiar with
the cultural inventory conducted for the current project and shall be prepared to introduce any
pertinent information concerning expectations and probabilities of discovery during ground-
disturbing activities.

B. Both an archaeological monitor familiar with local resources and a Native American monitor
shall be present full time during the initial disturbance of soil with potential to contain cultural
deposits. All areas of initial project-related subsurface disturbance shall be assumed to have the
potential to contain cultural deposits. Monitoring of initial ground disturbance shall not exceed a
depth of 5 feet (1.5 meters) unless cultural resources are identified or if, through direct
inspection of subsurface exposures by the project Archaeologist, an area is observed to have the
potential to support the presence of archaeological deposits at greater depths. Cultural resources
monitoring may be reduced from initial full-time monitoring to periodic spot checks, or
discontinued if appropriate, once the project archaeologist determines that there is little or no
risk of encountering cultural material.

C. Daily archaeological and Native American monitoring logs shall be prepared. Logs shall include
monitor names and affiliations, a description of general activities observed, cultural discoveries,
as well as comments or concerns as applicable.

D. In the event of an archaeological discovery, and when requested by the archaeological monitor
or Native American monitor, the resident contractor will divert, redirect, or temporarily halt
ground disturbing activities in the area of discovery or impacts to allow for preliminary inspection
of potentially significant archaeological resources or impacts. The significance of the discovered
resources or impacts shall be determined by the archaeologist, in consultation with the City of
Chula Vista (City). For significant cultural resources, a Research Design and Data Recovery
Program shall be prepared and carried out to mitigate impacts before grading activities in the
area of discovery shall be allowed to resume.

E. The project archaeologist shall be responsible for ensuring that all cultural materials collected
will be cleaned, catalogued, and curated permanently with an appropriate institution; that a letter
of acceptance from the curation institution has been submitted to the City; that all artifacts are
analyzed to identify function and chronology as they relate to the history of the area; that faunal
material will be identified as to species; and that specialty studies are completed, as appropriate.
The project archaeologist shall make a good-faith effort to ensure that all archaeological material
collected through previous work is appropriately curated with any material recovered through
construction monitoring.

F. If human remains are discovered, work shall halt in that area and procedures set forth in the
California Public Resources Code (Section 5097.98) and State Health and Safety Code (Section
7050.5) shall be followed by the archaeological monitor after notification to the County Coroner
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by the project Archaeologist. If Native American remains are present, the County Coroner shall
contact the Native American Heritage Commission to designate a Most Likely Descendant, who
shall arrange for the dignified disposition and treatment of the remains.

G. Within 3 months following the completion of monitoring, two copies of a monitoring results
report (even if negative) and/or evaluation report, if applicable, that describes the results,
analysis, and conclusions of the archaeological monitoring program (with appropriate graphics)
shall be submitted to City.

H. For significant archaeological resources encountered during monitoring, the Research Design
and Data Recovery Program shall be included as part of the final evaluation monitoring report.
Two copies of the final monitoring report for significant archaeological resources, if required,
shall be submitted to the City. This final monitoring report should also incorporate a summary of
the evaluation results and analyses previously conducted within the project area.

. The archaeologist shall be responsible for recording (on the appropriate CA DPR 523 Series
forms) any significant or potentially significant resources encountered during the archaeological
monitoring program in accordance with Section 106 and the City’s Cultural Resources
Guidelines, and submittal of such forms to the South Coastal Information Center at San Diego
State University with the final monitoring results report.

Disturb any human remains, including those The project has the potential to inadvertently encounter | MM-CUL-1 Less than significant.
interred outside of formal cemeteries? human remains.
Cause a substantial adverse change in the The project has the potential to inadvertently encounter | MM-CUL-1 Less than significant.

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

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

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

tribal cultural resources.

5.6 Geology and Soils

Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?

The project has the potential to inadvertently encounter
paleontological resources.

MM-GEO-1: Paleontological Monitoring Program. Prior to the issuance of grading permits, the
applicant shall provide written confirmation to the City that a qualified paleontologist has been
retained to carry out an appropriate mitigation program. (A qualified paleontologist is defined as an
individual with an MS or PhD in paleontology or geology who is familiar with paleontological
procedures and techniques.) A pre-grading meeting shall be held that shall include the
paleontologist and the grading and excavation contractors.

Less than significant.
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A paleontological monitor shall be on site at all times during the original cutting of previously
undisturbed sediments of highly sensitive geologic formations (i.e., Otay Formation and San Diego
Formation) to inspect cuts for contained fossils. (A paleontological monitor is defined as an
individual who has experience in the collection and salvage of fossil materials.) The paleontological
monitor shall work under the direction of a qualified paleontologist. The monitor shall be on site on
at least a half-time basis during the original cutting of previously undisturbed sediments of
moderately sensitive geologic formations (e.g., unnamed river terrace deposits and the Mission
Valley Formation) to inspect cuts for contained fossils. However, neither of these rock units have
been mapped within the project area of potential effect (APE) and are therefore not anticipated to
be impacted during construction.

The monitor shall be on site on at least a quarter-time basis during the original cutting of previously
undisturbed sediments of low sensitivity geologic formations (e.g., Lindavista Formation and
Santiago Peak Volcanics [metasedimentary portion only]) to inspect cuts for contained fossils.
However, these deposits have not been mapped within the project APE and are therefore not
anticipated to be impacted during construction. The monitor shall periodically (every several weeks)
inspect original cuts in deposits with an unknown resource sensitivity (i.e., Quaternary alluvium).

In the event that fossils are discovered in unknown, low, or moderately sensitive formations, the
Applicant shall increase the per-day field monitoring time. Conversely, if fossils are not discovered,
the monitoring, at the discretion of the City’s Deputy City Manager/Development Services Director
or its designee, shall be reduced. A paleontological monitor is not needed during grading of rocks
with no resource sensitivity (i.e., Santiago Peak Volcanics, metavolcanic portion).

When fossils are discovered, the paleontologist (or paleontological monitor) shall recover them. In
most cases, this fossil salvage can be completed in a short period of time. However, some fossil
specimens (such as a complete whale skeleton) may require an extended salvage time. In these
instances, the paleontologist (or paleontological monitor) shall be allowed to temporarily direct,
divert, or halt grading to allow recovery of fossil remains in a timely manner. Because of the
potential for the recovery of small fossil remains such as isolated mammal teeth, it may be
necessary in certain instances and at the discretion of the paleontological monitor to set up a
screen-washing operation on the site.

Prepared fossils along with copies of all pertinent field notes, photos, and maps shall be deposited
in a scientific institution with paleontological collections such as the San Diego Natural History
Museum. A final summary report shall be completed. This report shall include discussions of the
methods used, stratigraphy exposed, fossils collected, and significance of recovered fossils.

5.7 Greenhouse Gas Emissions

Generate greenhouse gas emissions, either directly | This project has the potential to result in significant MM GHG-1: Greenhouse Gas Emissions Reduction Measures. The following GHG emissions Significant and unavoidable.
or indirectly, that may have a significant impact on greenhouse gas emissions during construction and reduction measures shall be implemented:
the environment? operational activities. « Off-road construction equipment with engines rated at 75 horsepower or greater shall meet at a

minimum Tier 3 standard.

e Install purple pipes to provide reclaimed water for outdoor water use.

o Install low-flow water fixtures such as low-flow toilets, faucets, showers, etc.

e Two parking spaces shall be pre-wired for electric vehicle (EV) capable and designated as
preferential parking spaces shall be provided for carpool, shared, electric, and hydrogen vehicles.

e 718 parking garages shall be pre-wired to be EV capable.

¢ Energy-efficient lighting shall be used for all street, parking, and area lighting associated with
the proposed project, including all on-site and off-site lighting.

¢ Energy-efficient design practices, such as high-performance glazing, Energy Star compliant
systems and appliances, radiant heat roof barriers, insulation on all pipes, programmable
thermostats, and sealed ducts, shall be implemented.
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Table 1-2. Summary of Significant Environmental Impacts and Mitigation

Environmental Issue

Result of Impact Analysis

Mitigation Measures

Impact Level After Mitigation

o Native species and drought-tolerant species shall be used for a minimum of 50% of the
ornamental plant palette in non-turf areas to minimize water demand.

¢ Recycling of construction debris and waste shall be ensured through administration by an on-
site recycling coordinator and presence of recycling/separation areas. Exceed the City of Chula
Vista’s Construction and Demolition Debris Waste Management Plan’s 65% diversion of
construction and demolition waste.

e Install cool roofs that meet the U.S. Green Building Council standards with a greater solar
reflectivity to help conserve energy.

e Install 1,462-kilowatt solar photovoltaic system meeting the minimum 2019 Title 24 standards.

e Install bicycle racks.

¢ The project shall plant 600 trees and 40 acres of shrubs.

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

This project has the potential to result in significant
greenhouse gas emissions causing the project to
conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of
greenhouse gases.

MM-GHG-1

Significant and unavoidable.

5.8 Hazards and Hazardous Materials

Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury, or death
involving wildland fires?

There is the potential for the project to exacerbate
impacts involving wildland fires.

MM-WEF-1: Site Access

Site access, including fire lane, driveway, and entrance road widths, primary and secondary access,
gates, turnarounds, dead end lengths, signage, aerial fire apparatus access, surface, and other
requirements will comply with the requirements of the 2019 California Fire Code and the Chula
Vista Fire Department (CVFD) Standards. Fire access will be reviewed and approved by CVFD prior
to construction (see the FPP, Appendix H3, for additional details).

The developer will provide information illustrating the new roads, in a format acceptable to the City,
for updating of City maps.
Ignition Resistant Construction

All new structures within the Proposed Project will be constructed to at least the California Fire
Code standard. Each of the proposed buildings will comply with the enhanced ignition-resistant
construction standards of the 2019 CBC (Chapter 7A) and Chapter 5 of the Urban-Wildland
Interface code, except where buildings require enhanced ignition resistance as part of an
alternative material and method proposal. These requirements address roofs, eaves, exterior walls,
vents, appendages, windows, and doors and result in hardened structures that have been proven
to perform at high levels (resist ignition) during the typically short duration of exposure to burning
vegetation from wildfires (see the FPP, Appendix H3, for additional details).

Fire Protection Systems

o Water supply requirements specified in the California Fire Code (see FPP, Appendix H3, for
additional details) including for hydrants and interior sprinklers will be provided for the
proposed project.

¢ Hydrants shall be located along fire access roadways and cul-de-sacs as determined by the
CVFD Fire Marshal to meet operational needs. Hydrants will be consistent with CVFD Design
Standards and provided every 500 feet (on-center).

¢ All structures within the Proposed Project will include interior sprinklers, per code requirements
(see FPP, Appendix H3, for additional details). Sprinklers will be specific to each occupancy type
and based on the most recent National Fire Protection Association (NFPA) 13, 13R, or 13D,
requirements.

¢ All residential units shall have a fire alarm system be installed in accordance with NFPA 72, Fire
Protection Signaling System and CVFD requirements. The fire alarm system will be supervised

Less than significant.
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Table 1-2. Summary of Significant Environmental Impacts and Mitigation

Environmental Issue Result of Impact Analysis Mitigation Measures Impact Level After Mitigation
by a third-party alarm company. The system will be tested annually, or as needed, with test
results provided to CVFD.

Additionally, all residences will be equipped with residential smoke detectors and carbon monoxide

detectors and comply with current CBC, CFC, and California Residential Code standards.

All residential dwelling units shall have electric-powered, hard-wired smoke detectors with battery
backup per CVFD.

Defensible Space and Vegetation Management

Fuel Modification Zones (FMZs) would be located on the perimeter of all structures and along both
ingress/egress roadways to and from Olympic Parkway. All brush management zones and related
fuel modification activities shall occur outside of the Preserve. FMZs shall be a minimum of 100
feet in width. A 100-foot-wide FMZ will be installed for lots abutting designated Preserve Lands to
the north and west of the Project Site. To ensure long-term identification and maintenance, each
respective FMZ shall be identified by a permanent marker system meeting the approval of CVFD.

Other Vegetation Management

e New roads will be subject to fuel modification zones with Zone 1 and/or Zone 2 standards
described above. The combustible vegetation will be modified within 30 feet from each side of
Streets A and B. Roadway-adjacent fuel modification does not preclude the planting of street
trees in these fuel modification zones, as long as they are not found on the Prohibited Plant List
(Appendix D of the FPP) and are included in the Approved Plant Palette (Appendix C of the FPP).

¢ Pre-Construction Requirements:

¢ Perimeter fuel modification areas must be implemented and approved by the CVFD prior to
combustible materials being brought on site.

e Existing flammable vegetation shall be reduced by 50% on vacant lots upon commencement of
construction.

¢ Dead fuel, ladder fuel (fuel which can spread fire from ground to trees), and downed fuel shall
be removed, and trees/shrubs shall be properly limbed, pruned, and spaced per this plan.

¢ Undesirable Plants. Certain plants are considered to be undesirable in the landscape due to
characteristics that make them highly flammable. These characteristics can be physical
(structure promotes ignition or combustion) or chemical (volatile chemicals increase
flammability or combustion characteristics). The plants included in the Prohibited Plant List
(Appendix D of Appendix H3, FPP) are unacceptable from a fire safety standpoint and will not be
planted on the site or allowed to establish opportunistically within fuel modification zones or
landscaped areas. No fuel modification zones are proposed within the MSCP areas, thus no
vegetation within the MSCP will be removed.

Tree Notes for Publicly Owned Areas.

The project shall maintain all trees in publicly owned areas, per the project's FPP. These
requirements include, but are not limited to (see Appendix H3 for additional details):

¢ All standard form (single trunk) trees to include a single strong central leader with no branches
extending at an angle narrower than 30 degrees from the main trunk. If the tree does not
display a single strong central leader, a tree may be approved if the Developer’s arborist or
landscape architect of record can demonstrate that a single strong central leader can be
achieved through structural pruning.
* No grafted species that sucker from the base stock will be allowed as a street tree.
Vacant Parcels and Lots

The project shall comply with requirements of the project's FPP related to vacant parcels and lots.
These requirements include, but are not limited to:
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Impact Level After Mitigation

¢ Vegetation management would not be required on vacant lots until construction begins.
However, perimeter FMZs must be implemented prior to commencement of construction
utilizing combustible materials.

e Vacant lots adjacent to active construction areas/lots would be required to implement
vegetation management if they are within 50 feet of the active construction area. Perimeter
areas of the vacant lot would be maintained as a vegetation management zone extending 50
feet from roadways and adjacent construction areas.

¢ Prior to issuance of a permit for any construction, grading, digging, installation of fences, etc.,
on a vacant lot, the 50 feet at the perimeter of the lot is to be maintained as a vegetation
management zone.

e FMZ on slope L&l does not have to be completed prior to construction starting, but all
flammable vegetation and plants found on the Prohibited Plant List, needs to grubbed and
graded or mowed prior to any construction.

Fuel Modification Area Vegetation Maintenance

All fuel modification area vegetation management shall be completed annually by May 1 of each
year and more often as needed for fire safety, as determined by the CVFD.

Annual Fuel Modification Area Vegetation Maintenance

The property owner would obtain an FMZ inspection and report from a qualified CVFD-approved 3rd
party inspector in May of each year certifying that vegetation management activities throughout the
Project Site have been performed pursuant to this FPP. A copy of the annual inspection report
would be provided to the proposed project homeowner association (HOA) and a copy made
available to CVFD, if requested.

Reduced Fuel Modification Zone Discussion

Due to site constraints, it is not feasible to achieve a 100-foot FMZ width on the south side of the
proposed development. This FPP incorporates additional fire protection measures that shall be
implemented to compensate for potential fire related threats. These measures are customized for
this site based on the analysis results and focus on providing functional equivalency for reduced
defensible space.

Landscape and Building Hardening,

1. Provide exterior glazing in windows (and sliding glass doors, garage doors, or decorative or
leaded glass doors) facing the open space areas to be dual pane with both panes tempered
glass, exceeding the fire-building code requirement.

2. Ensure no eave overhangs and combustible construction in portion of yards facing natural open
space areas.

3. Install 1-hour rated walls (Type X- 5/8-inch thickness of gypsum) behind non-combustible
covering (stucco, fiber cement siding) for a facade facing the open space areas to the east
and south.

4. Conduct a formal landscaping plan review for structures with a facade facing open space area.
Landscape plans shall be reviewed and approved by the Chula Vista Fire Department.

5. Annually hire a third-party inspector to evaluate whether designated fuel modification zone areas
meet the requirements of the project Fire Protection Plan.

6. Provide a non-combustible fire-rated 6-foot-tall masonry block or view wall at the property line on
the south and east sides of the proposed project to provide a physical, non-combustible barrier
that would deflect heat and flame and would capture ground-blowing embers before they
reached the proposed project’s developed areas.

The proposed project’s slopes to the south provide an opportunity to place a non-combustible, 6
foot-tall, heat-deflecting wall (or view wall with lower 1 to 2 feet block wall and upper 4 to 5 feet
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dual-pane, one pane tempered glazing) to provide additional deflection for these lots to
compensate for the reduced fuel modification zones. The wall shall meet any of the following
specifications:
¢ Be constructed of multi-pane glazing with a minimum of one tempered pane meeting the
requirements of Section 2406 Safety Glazing, or
e Have a fire-resistance rating of not less than 20 minutes when tested according to NFPA 257, or
¢ Be tested to meet the performance requirements of SFM Standard 12-7A-2.

Homeowner’s Wildfire Education Program

Per the FPP, the proposed project’s residents shall be provided a proactive educational component
disclosing the potential wildfire risk and this report’s requirements as part of their purchase
documents. Property owners shall be required to sigh notice of receiving this information during
escrow. This educational information must include maintaining the landscape and structural
components according to the appropriate standards and embracing a “Ready, Set, Go” stance on
evacuation.

5.13 Public Services

Result in substantial adverse physical impacts
associated with the provision of new or physically
altered governmental facilities, need for new or
physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance
objectives for fire protection and emergency services?

The project would result in an incremental increase in
demand for fire and emergency services.

MM-PS-1: Prior to the issuance of each building permit for any residential dwelling units, the
applicant shall pay a Public Facilities Development Impact Fee (PFDIF) in accordance with the fees
in effect at the time of building permit issuance and phasing approved in the Supplemental Public
Facilities Finance Plan, unless stated otherwise in a separate development agreement.

Less than significant.

Result in substantial adverse physical impacts
associated with the provision of new or physically
altered governmental facilities, need for new or
physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance
objectives for police protection services?

The project would result in an incremental increase in
demand for police services.

MM-PS-1

Less than significant.

Result in substantial adverse physical impact
associated with the provision of new or physically
altered governmental facilities, need for new or
physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain
acceptable service ratios, response times, or other
performance objectives for library services?

The project would result in an incremental increase in
demand for library services.

MM-PS-1

Less than significant.

Result in substantial adverse physical impacts
associated with the provision of new or physically
altered governmental facilities, need for new or
physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain
acceptable service ratios, response times or other
performance objectives for school services?

The project would result in an incremental increase in
demand for schools.

MM-PS-2: Prior to the issuance of a building permit, the applicant shall provide evidence or
certification by the Chula Vista Elementary School District (CVESD) and the Sweetwater Union High
School District (SUHSD) that any fee charge, dedication or other requirement levied by the school
district(s) has been complied with or that the district(s) has determined the fee, charge, dedication
or other requirements do not apply to the construction or that the applicant has entered into a
school mitigation agreement. School facility mitigation fees shall be in accordance with the fees in
effect at the time of building permit issuance.

Less than significant.
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Result in substantial adverse physical impacts
associated with the provision of new or physically
altered governmental facilities, need for new or
physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain
acceptable service ratios, response times or other
performance objectives for parks?

The project would result in an incremental increase in
demand for parks.

MM-PS-3: Prior to the issuance of each building permit for any residential dwelling units, the
applicant shall pay the Park Benefit Fee as outlined in the project’s Development Agreement, equal
to the City’s Park Acquisition and Development (PAD) Fee Update pursuant to Chula Vista Municipal
Code Section 17.10. The final Park Benefit Fee amount shall be determined based on the number
and type of residential units constructed and the PAD fee rates in effect as of the date of payment.
To create this Park Benefit Fee, the City will waive the parkland dedication and development
requirements set in Chapter 17.10 of the Chula Vista Municipal Code, including the Parkland
Acquisition and Public Facilities Development fees, and Quimby Act fees. The Park Benefit Fee shall
satisfy the project’s park obligations and may be utilized by the City to acquire or develop parkland,
as the City determines appropriate and in the best interest of the City.

Less than significant.

5.14 Recreation

Increase the use of existing neighborhood and The project would result in an incremental increase in MM-PS-3 Less than significant.
regional parks or other recreational facilities such demand for parks.

that substantial physical deterioration of the facility

would occur or be accelerated?

5.17 Wildfire

Due to slope, prevailing winds, and other factors, There is the potential for the project to exacerbate MM-WF-1 Less than significant.

exacerbate wildfire risks, and thereby expose
project occupants to, pollutant concentrations from
a wildfire or the uncontrolled spread of a wildfire?

impacts involving wildland fires.
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? Introduction

This chapter of the environmental impact report (EIR) describes the purpose, scope, and legislative authority of the
EIR, the intent of the California Environmental Quality Act (CEQA) and other pertinent environmental rules and
regulations, and the environmental review process. The section also includes the structure, required contents, and
relationship of the EIR to other potential responsible or trustee agencies.

2. Project Purpose and Background

This EIR addresses the environmental effects associated with the proposed Sunbow Sectional Planning Area (SPA)
Plan Amendment for the Proposed Sunbow Il, Phase 3 Project (project or proposed project). Implementation of the
project requires a Chula Vista General Plan Amendment, Sunbow General Development Plan Amendment, Sunbow
Sectional Planning Area Plan Amendment, a rezone, and a Tentative Map.

This EIR was prepared in accordance with CEQA (Public Resources Code, Section 21000 et seq.), the CEQA
Guidelines (14 CCR 15000 et seq.), and the City of Chula Vista (City) environmental review procedures. The City is
the lead agency for the EIR and processing of the project.

This EIR provides decision makers, public agencies, and the public with detailed information about the potential for
significant adverse environmental impacts to occur as a result of the proposed project. Similarly, responsible
agencies will use this EIR to fulfill their legal authority associated with permits issued for the project. The analysis
and findings in this document reflect the independent judgment of the City.

2.2 Hierarchy of Sunbow Planning Documents

2.2.] City of Chula Vista General Plan

California law requires that each county and city adopt a General Plan “for the physical development of the
County or City, and of any land outside its boundaries which...bears relation to its planning” (California
Government Code, Section 65300). Each General Plan must be internally consistent and all discretionary land
use plans and projects must also be consistent with the General Plan.

The City of Chula Vista City Council adopted an updated General Plan on December 13, 2005 (Resolution Nos.
2005-424, 2005-425, 2005-426). The General Plan outlines goals, objectives, and policies for land use in the City
in response to the community’s vision for the City. This General Plan also guides day-to-day decision making to
ensure that there is a continuing progress toward the attainment of the General Plan goals.

The General Plan Update includes Area Plans for specific parts of the City, including the East Planning Area, where
the project is located (City of Chula Vista 2005). The East Planning Area encompasses approximately 23,807 acres
in the City’s incorporated area. In the East Planning Area, developments are suburban in nature and characterized
by single-use residential areas, curvilinear streets, cul-de-sacs, and commercial malls; however, future development
would be designed to support regional transit service, provide neighborhood and regional commercial areas, and
offer a variety of housing opportunities. The vision for future development would require new infrastructure inclusive
of improvements to roads, utilities, and community parks. The East Planning Area is divided into six subareas: East
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Main Street Subarea, unincorporated Sweetwater Subarea, Otay Ranch Subarea, Master Planned Communities
Subarea, unincorporated East Otay Ranch Subarea, and other miscellaneous subareas (City of Chula Vista 2005).
The project is located within the Master Planned Communities Subarea, which is further broken down into six
subareas: Sunbow, Rancho del Rey, Eastlake, Rolling Hills Ranch, San Miguel Ranch, and Otay Ranch.

2.2.2 Sunbow General Development Plan

The Sunbow General Development Plan (GDP), which originally included 604.8 acres in eastern Chula Vista, was
adopted on December 5, 1989, with the primary objective to create an efficient, self-contained village with a
mix of residential, commercial, community recreation, industrial park, and open space/trails land uses. The
principal objective of the GDP was to develop an efficient, self-contained village (City of Chula Vista 1989).

The GDP is implemented through the adoption of a more detailed SPA Plan, tentative tract maps, and potential
annexation and development agreements. The GDP is designed to function as a policy bridge between the City
of Chula Vista General Plan (General Plan) and the SPA Plan, which provides more detailed plans for
development of the Sunbow Master Planned Community (City of Chula Vista 1989).

2.2.3 City of Chula Vista Multiple Species Conservation Program

The project site is part of the City’s Multiple Species Conservation Program (MSCP), which was adopted in 2003. The
municipalities of southern San Diego County collaborated in producing the MSCP Subregional Plan. The MSCP
Subregional Plan is implemented through individual Subarea Plans adopted by each jurisdiction and would allow
“take” authorization for covered species through specific conditions of coverage pursuant to Section 4(d) of the
Federal Endangered Species Act. The Chula Vista MSCP Subarea Plan provides for conservation of upland habitats
and species through Preserve design, regulation of impacts and uses, and management of the Preserve (City of
Chula Vista 2003). The MSCP identifies coastal sage scrub, coastal California gnatcatcher, coastal cactus wren, snake
cholla, and barrel cactus as preserve species within and adjacent to the project site.

The MSCP outlines covered projects, which include projects involving land use development within the City for which
hardline preserve boundaries have been established pursuant to the approved MSCP Subarea Plan, and where
conservation measures consistent with the MSCP Subregional Plan and Chula Vista Subarea Plan have been or will
be specified as biding conditions of approval in such projects’ plans and approval. The proposed project was not
identified as a covered project in the MSCP. However, the MSCP established a hardline preserve boundary within the
project site, adjacent to the Sunbow Il Phase 3 area.

224 Sectional Planning Area Plans

The SPA Plan was approved by the City Council on February 20, 1990. According to the City, GDPs are
implemented through the adoption of SPA Plans, which are more detailed in its zoning, design regulations, and
development parameters. The purpose of the SPA Plan is to ensure high-quality development, create an
economically viable plan, provide a plan for long-range development, facilitate provisions for community facilities,
preserve open space, and establish a planning and development framework. Regulations within the SPA Plan
supersede other regulations where there is potential conflict between the GDP and the General Plan.
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2.3 Scope of the EIR

Pursuant to Section 15161 of the CEQA Guidelines, this document was prepared as a “project EIR” and is “focused
primarily on the changes in the environment that would result from the development” (i.e., the buildout of the
proposed project). Where environmental impacts have been determined to be potentially significant, this EIR
presents mitigation measures directed at reducing those adverse environmental effects. The development of
mitigation measures provides the lead agency with ways to substantially lessen or avoid the significant effects of
the project on the environment, to the degree feasible. Alternatives to the proposed project are presented to
evaluate whether there are alternative development scenarios that can further minimize or avoid significant
impacts associated with the project.

2.4 Environmental Procedures

2.4 CEQA Compliance

The California Public Resources Code (Section 21000 et seq.) requires the preparation and certification of an EIR for any
project that a lead agency determines may have a significant effect on the environment. This EIR has been prepared in
compliance with all criteria, standards, and procedures of the CEQA Guidelines (14 CCR Section 15000 et seq.).

2.4.2 Notice of Preparation and Scoping

CEQA establishes mechanisms whereby the public and decision makers can be informed about the nature of a
proposed project and the extent and types of impacts that the project and its alternatives would have on the
environment, should the project or alternatives be implemented. Pursuant to Section 15082 of the CEQA
Guidelines, the City circulated a Notice of Preparation (NOP) dated November 9, 2020, to begin a 30-day public
scoping period, to interested agencies, organizations, and parties. The NOP was also sent to the State
Clearinghouse at the California Governor’s Office of Planning and Research. The State Clearinghouse assigned a
state identification number (SCH No. 2020110148) to this EIR.

The NOP is intended to encourage interagency communication regarding the proposed action so that agencies,
organizations, and individuals are afforded an opportunity to respond with specific comments and/or questions
regarding the scope and content of the EIR. A pre-recorded public scoping presentation was published on the City’s
website to gather additional public input. The pre-recorded presentation was made available during the entire public
scoping period.

Comments received during the NOP public scoping period were considered during the preparation of this EIR. The NOP
and comments are included in Appendix A to this EIR.

Based on the scope of the proposed project as described in the NOP, the following issues were determined to be
potentially significant and are addressed in Chapter 5, Environmental Impact Analysis, of this EIR:

e Aesthetics e Cultural and Tribal Cultural Resources
e Air Quality e Energy
o Biological Resources o Geology and Soils
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e Greenhouse Gas Emissions e Public Services

e Hazards and Hazardous Materials e Recreation

e Hydrology and Water Quality e Transportation

e Land Use and Planning e Utilities and Service Systems
e Noise e Wildfire

e Population and Housing

243 Overview of the EIR Process

This EIR will be made available to members of the public, public agencies, and interested parties for a 45-day public
comment period in accordance with Section 15105 of the CEQA Guidelines. Public comment of the EIR is intended
to focus “on the sufficiency of the document in identifying and analyzing the possible impacts on the environment
and ways in which the significant effects of the project might be avoided or mitigated” (14 CCR 15204). The Notice
of Completion of the EIR will be filed with the State Clearinghouse as required by Section 15085 of the CEQA
Guidelines. In addition, the Notice of Availability of the EIR will be distributed pursuant to Section 15087 of the
CEQA Guidelines. Interested parties may provide comments on the EIR in written form. This EIR and all related
technical appendices are available for review upon request during the 45-day public comment period by the
following means:

e The EIR is available to review electronically at http://www.chulavistaca.gov/departments/
development-services/planning/public-notices/environmental-notices.

e For additional options to review, please contact Oscar Romero, Associate Planner, by email at
oromero@chulavistaca.gov or phone at 619.691.5098.

Once the 45-day public comment period has concluded, the City will review all public comments on the EIR, provide
written responses to comments, and authorize revisions to the EIR text, if necessary. The final Mitigation Monitoring
and Reporting Program (MMRP) will be incorporated into the Final EIR. Mitigation measures contained in the EIR
consider future monitoring requirements and are written in sufficient detail to address impacts of the proposed
project, referencing the appropriate implementing permits and plans. If one or more significant environmental
impacts are determined, written findings for each of those significant effects, accompanied by an overriding
justification and rationale for each finding in the form of a statement of overriding considerations will also be
included in the Final EIR, if necessary. The Final EIR includes all comment letters received, final written response
to comments, a Final EIR preface, if applicable, edits made to the EIR as a result of public review/comment, and
findings of fact and statement of overriding considerations, if necessary.

2.5 Intended Uses of the EIR

According to Section 21002.1(a) of the Public Resources Code (CEQA), “[t]he purpose of an environmental impact
report is to identify the significant effects of a project, to identify alternatives to the project, and to indicate the
manner in which those significant effects can be mitigated or avoided.” This EIR provides relevant information
concerning the potential environmental effects associated with construction and operation of the proposed project
and identifies and evaluates potentially significant effects that may result from implementation of the proposed
project. It is intended for use by decision makers and the public.
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As the designated lead agency, the City has assumed responsibility for preparing this EIR. When deciding whether
to approve the proposed project, the City will use the information provided in this EIR to consider potential impacts
to the physical environment associated with the proposed project. The City will consider all written comments
received on the EIR during the 45-day public comment period in making its decision to certify the EIR as complete
and in compliance with CEQA and in making its determination whether to approve or deny the project. In the final
review of the document, environmental considerations, and economic and social factors will be weighed to
determine the most appropriate course of action.

After certification of the Final EIR, agencies with permitting authority over all or portions of the project will use the
Final EIR as the basis for their evaluation of environmental effects related to the project and approval or denial of
other applicable permits or authorizations.

2.6 Organization and Content of the EIR

This EIR is organized to provide a tiered project-level analysis of the potentially significant environmental impacts,
mitigation measures, and alternatives for the proposed project. To describe the direct, indirect, and cumulative
impacts, mitigation measures, and alternatives for the proposed project, this EIR is organized as follows:

e Chapter 1, Executive Summary, outlines the conclusions of the environmental analysis and a summary of
the project as compared to the alternatives analyzed in the EIR. This section also includes a table
summarizing all environmental impacts identified in this EIR along with the associated project design
features and mitigation measures proposed to reduce or avoid each impact.

e Chapter 2, Introduction, serves as a foreword to this EIR, introducing the project background, applicable
environmental review procedures, and the organization of the EIR.

e Chapter 3, Environmental Setting, describes the project location and physical environmental setting.

o Chapter 4, Project Description, provides a thorough description of the proposed project and required
discretionary approvals, along with project design features used as part of the City’s standard practice to
minimize project impacts.

e Chapter 5, Environmental Impact Analysis, provides an analysis of the potentially significant environmental
impacts identified, and proposed mitigation measures to reduce or avoid any potentially significant impacts.

e Chapter 6, Cumulative Impacts, provides an analysis of the cumulative effects of the proposed project.
e Chapter 7, Growth Inducement, discusses the project’s potential growth-inducing impact.

e Chapter 8, Significant Irreversible Environmental Changes, addresses impacts that have been identified as
significant and irreversible.

e Chapter 9, Effects Found Not to Be Significant, address impacts that were determined to not be significant
during the scoping process.

e Chapter 10, Alternatives, analyzes a range of reasonable alternatives to the proposed project that would
lessen or avoid significant environmental effects of the proposed project.

e Chapter 11, References, provides a compiled list of references cited in each section of the EIR.
e Chapter 12, List of Preparers, provides a list of persons who contributed to the preparation of this EIR.

e Appendices include various technical studies and correspondence prepared for the project, as listed in the
table of contents.
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2.1 Mitigation Monitoring and Reporting Program

The City will prepare an MMRP prior to project approval. The MMRP will include all mitigation measures outlined in
the EIR, the responsible entity for implementation, implementation timing (prior to construction, during
construction, post-construction), and any follow-up reporting requirements (such as submittal of materials to
regulatory agencies). The City, as the designated lead agency, is responsible for enforcing and verifying that each
mitigation measure is implemented as required.
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3 Environmental Setting

This chapter of the environmental impact report (EIR) provides a description of the existing site conditions,
surrounding land uses, and land use planning context relevant to the proposed Sunbow Sectional Planning Area
(SPA) Plan Amendment for the Sunbow Il, Phase 3 Project (project or proposed project). Additionally, this chapter
includes a description and map of related projects and growth factor assumptions for the project area.

3. Existing Site Conditions

The Sunbow Master Planned Community lies within the East Planning Area of the City of Chula Vista (City), as
identified in the General Plan (City of Chula Vista 2005). The approximately 135.7-acre project site is located south
of Olympic Parkway and east of Brandywine Avenue. The Otay Landfill is located to the south and southeast of the
site and undeveloped land approved for industrial and residential land uses is located to the east within Otay Ranch
Village Two. The existing Olympic Parkway, a six-lane prime arterial roadway, forms the northern boundary of the
project site. The project site is approximately 3.8 miles southeast of downtown Chula Vista, 9.9 miles southeast of
downtown San Diego approximately 2.3 miles west of State Route 125, and approximately 0.7 miles east of
Interstate 805 (I-805). The project site consists of vacant and undeveloped land.

3.1.1 Surrounding Land Uses

The project site is bordered by the Otay Landfill to the south and southeast of the site, and undeveloped land
approved for industrial and residential land uses is located to the east. Residential Medium High land uses are
located to the west of the project site, across Brandywine Avenue (City of Chula Vista 2005). The existing Olympic
Parkway forms the northern boundary of the project site and an open space area is located to the north of the
project site, across Olympic Parkway, and residential development is located approximately 400 feet to the north.
Olympic Parkway is designated a scenic roadway in the General Plan.

3.1.2 Existing Topography and Soils

Soils on the site consist of previously placed compacted fill, topsoil, alluvium, colluvium, San Diego formation,
Otay formation, and Sweetwater formation. The compacted fill is associated with previous grading operations for
Olympic Parkway and is present along the northern project boundary. The topsoil encountered consists of
unconsolidated, clayey sands to sandy clays with a high expansion potential. Alluvium is present within the three
main drainages within the northern portion of the site and along Olympic Parkway. Colluvium deposits are present
along the hillsides above the alluvial drainages within the northern portion of the site. The San Diego Formation
overlies the Otay Formation and consists of dense, fine to medium-grained sandstone with relatively low cohesion
and moderate to high permeability. Otay Formation is the predominant geologic unit on the site. It consists of
dense, silty to clayey, sandstone and hard, siltstone and claystone bed with continuous to discontinuous
interbeds of weak, highly-plastic bentonitic claystone. The Sweetwater Formation, commonly referred to as the
gritstone layer of the Otay Formation, underlies the Otay Formation and is characterized as dense to very dense,
gravelly, and fine to coarse sandstone that is locally cemented.
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3.1.3 Climate

The San Diego Air Basin experiences warm summers, mild winters, infrequent rainfalls, light winds, and moderate
humidity. This usually mild climatological pattern is interrupted infrequently by periods of extremely hot weather,
winter storms, or Santa Ana winds. The weather of the San Diego region, as in most of Southern California, is
influenced by the Pacific Ocean and its semi-permanent high-pressure systems that result in dry, warm summers
and mild, occasionally wet winters. The average temperature ranges (in degrees Fahrenheit) from the mid-40s to
the high 90s. Most of the region’s precipitation falls during November through April, with infrequent (approximately
10%) precipitation during the summer. The average seasonal precipitation in the City of Chula Vista is approximately
9.7 inches; the amount increases with elevation as moist air is lifted over the mountains to the east (WRCC 2017).

314 Access

Primary regional access to the project site is from I-805 via Olympic Parkway. There is currently no public roadway
access to or within the site. The project site is currently accessible from Olympic Parkway through two existing
unpaved culverts crossing Poggi Canyon Creek in the northern portion of the site.

3.2 Existing Land Use Designations

3.2.1 Existing General Plan Designations

As shown on Figure 3-1, the project site’s land use is designated largely as Open Space Preserve with small sections
designated as Open Space, as well as Research & Limited Industrial within the southeastern portion of the site.
Land uses designated as Open Space Preserve are areas within the Chula Vista Multiple Species Conservation
Program Subarea Plan for the permanent conservation of biological resources (City of Chula Vista 2005). The Open
Space land use designation is intended for lands to be protected from urban development, including floodplains,
canyon, mountain, and agricultural uses (City of Chula Vista 2005).

3.2.2 Existing Zoning

The City of Chula Vista Zoning Map designates the zoning of the project site as a Planned Community (P-C) Zone.
Per Title 19 of the City of Chula Vista Municipal Code, the City’'s Zoning Code, P-C Zones shall be divided into
sectional planning areas. Thus, the project site is designated as SPA under the P-C Zone (City of Chula Vista 2020).
Specific land use districts are established by the SPA Plan (described below).

3.2.3 Existing Sunbow General Development Plan Designation

The General Development Plan designates the project site as Industrial Park and Open Space, as shown on Figure
3-2 (City of Chula Vista 1989).

3.2.4 Existing Sunbow Sectional Planning Area Plan Designation

Zoning (land use district) for the project site is established in the Sunbow SPA Plan. The SPA Plan designates the
project site as Industrial Park and Open Space, as shown on Figure 3-3 (City of Chula Vista 1990).
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4 Project Description

This chapter of the environmental impact report (EIR) provides a description of the proposed Sunbow Sectional
Planning Area (SPA) Plan Amendment for the Sunbow Il, Phase 3 Project (project or proposed project). As required
by Section 15124 of the California Environmental Quality Act (CEQA) Guidelines, this chapter includes the precise
location of the project site, a statement of the project objectives, a general description of project characteristics
that accounts for public service facilities, and a summary of the discretionary actions that would be required.

4 Location

ACI Sunbow LLC (applicant), is proposing to develop an approximately 135.7-acre site (Assessor’s Parcel Numbers
644-171-12500, 644-011-0600, 644-020-1100) within the Sunbow Master Planned Community of the City of
Chula Vista (Figure 4-1, Project Location). The project site is located within the southern portion of the City of Chula
Vista (City), in southwestern San Diego County, California. The site is located south of Olympic Parkway, east of
Brandywine Avenue, and north and northwest of the Otay Landfill. Undeveloped land approved for industrial and
residential land uses is located to the east of the site within Otay Ranch Village 2. The project site is approximately
3.8 miles southeast of downtown Chula Vista 9.9 miles southeast of downtown San Diego approximately 2.3 miles
west of State Route (SR) 125, and approximately 0.5 miles east of Interstate (I) 805.

4.2 Background

The Sunbow General Development Plan (GDP), which originally included 604.8 acres in eastern Chula Vista, was
adopted on December 5, 1989 (City of Chula Vista 1989), with the primary objective to create an efficient,
self-contained village with a mix of residential, commercial, community recreation, industrial park, and open
space/trails land uses. The GDP is implemented through the adoption of a more detailed SPA Plan, tentative
tract maps, and potential annexation and development agreements. The GDP is designed to function as a
policy bridge between the City of Chula Vista General Plan (General Plan; City of Chula Vista 2005) and the
SPA Plan, which provides more detailed plans for development of the Sunbow Master Planned Community (City
of Chula Vista 1990.

The portion of the Sunbow Master Planned Community designated as Sunbow IlI, Phase 3 (project site),
includes the area slated to be developed as Industrial Park (formerly referred to as Planning Area 23 in the
GDP and the SPA Plan), while the rest of the project site was designated as Open Space in the GDP and the
SPA Plan. The GDP designated the 54.7 acres as Industrial Park to include research/development and light
industrial uses, with approximately 700,000 square feet of leasable area generating approximately 2,800
employment opportunities. Based on the City’s Multiple Species Conservation Program (MSCP) Preserve
Boundary data, the applicant’s civil engineer determined that there is an approximately 6 7.5-acre development
area within the project site. The development area (referred to herein as the proposed development area)
would consistent of residential uses, a community purpose facility, manufactures slopes, basins, and
associated infrastructure. The remainder of the project site would be designated MSCP Preserve, Poggi Creek
Conservation Easement areas, a 0.3-acre wetland resources area, with 63.6 acres preserved as permanent Open
Space as part of the City MSCP Subarea Plan Preserve.

Sunbow Sectional Planning Area Plan Amendment for the Sunbow Il, Phase 3 Project EIR 12612

March 2021 4-1



4 - Project Description

4.3 Project Objectives

Following are the objectives of the proposed project:

1. Develop a pedestrian-oriented community on an underutilized site with a range of residential uses, open
space and MSCP Preserve areas, and recreational opportunities, which are compatible with the adjacent
established residential communities.

2. Contribute to the growing housing needs of the City and the region by providing for multi-family housing
units with a range of housing types to accommodate a spectrum of demographics.

3. Preserve portions of the project site as permanent open space and increase the MSCP Preserve Areas.

4. Provide pedestrian and bicycle facilities, including a pedestrian connection to the Chula Vista Regional Trail
and connection to bike lanes within Olympic Parkway and nearby transit.

5. Implement the goals, objectives, and policies of the General Plan; the MSCP Subarea Plan; the GDP; and
the SPA Plan.

6. Implement the City’s Growth Management Ordinance to ensure that public and community facilities, such
as transportation, water, flood control, sewage disposal, schools, and parks, are provided in a timely
manner and financed by the parties creating the demand for, and benefiting from, the improvements.

7. Ensure that new uses are compatible with the existing community by establishing setbacks, design
regulations and guidelines, best practices, and performance standards that enhance quality of life for
neighboring properties.

8. Create a land use plan that can realistically be developed within a foreseeable time frame and under
projected economic conditions.

A Project Description

The following section describes the components of the proposed project. Amendments to the General Plan, GDP, SPA
Plan, and a rezoning of the project site would be required to implement the proposed project as described below.

4.4 Land Uses

The 135.7-acre project site will consist of an approximately 67.5-acre development area composed of 44.2 acres of
residential uses, a 0.9-acre Community Purpose Facility (CPF), 5.9 acres of public streets, and 16.5 acres of
manufactured slopes and drainage basins. The project will also preserve 4.3 acres of Poggi Creek conservation
easement areas and a 0.3-acre wetland avoidance area. Approximately 63.6 acres will be designated MSCP Preserve.
The proposed land uses are summarized in Table 4-1 and shown in Figure 4-2, Proposed General Plan Land Use;
Figure 4.3, Proposed General Development Plan Land Use; Figure 4-4, Proposed SPA Plan Land Use; and Figure 4-5,
Proposed Zoning. Development would be centered within the southeastern portion of the site. Under the proposed
project, the Industrial Park area (Planning Area 23) would be modified to Medium-High and High Residential
land uses (see Figures 4-2 and 4-3).
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Table 4-1. Sunbow |, Phase 3 Sectional Planning Area Plan Land Use Summary

Land Use Planning Area Units Gross Acres Target Density
Residential
Multi-Family (Medium-High) Residential - 13-16 du/ac
MF R-1 131 8.5 15.4
MF R-2 73 4.6 15.8
MF R-3 108 8.1 13.3
MF R-4 118 8.2 14.4
MF R-5 104 7.0 14.7
Multi-Family Medium-High Residential Subtotal 534 36.5 14.72
Multi-Family (High) Residential - 24.1 du/ac
MF | R6 184 7.6 24.1
Multi-Family High Residential Subtotal 184 7.6 24.1
Residential Total 718 442 16.32
Other
Community Purpose Facility (CPF)
CPF | CPF — 0.9 -
CPF Subtotal — 0.9 —
Other Total — 0.9 -
Open Space
MSCP Open Space Preserve (0S)
0S 0Ss-1 — 42.8 _
0S 0S-2 — 10.0 —
0S 0S-3 — 9.6 —
0S 0S-9b — 1.1 —
MSCP Open Space Preserve Subtotal - 63.6 -
Poggi Creek Conservation Easement
0S 0S4 — 2.6 —
0S 0S5 — 0.7 —
0S 0S-6a — 1.0 —
0S 0S-6b — 0.1 —
Poggi Creek Conservation Easement Subtotal — 4.3 -
Manufactured Slopes/Basin
0S 0S-7 — 3.2 —
0S 0S-8 — 0.5 -
0S 0S-9a — 0.5 -
0S 0s-10 - 4.9 _
0S 0S-11 — 1.3 —
0S 0S-12 — 1.6 —
0S 0S-13 — 4.6 —
Manufactured Slopes/Basin Subtotal — 16.5 -
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Table 4-1. Sunbow |, Phase 3 Sectional Planning Area Plan Land Use Summary

Land Use Planning Area Units Gross Acres Target Density
Wetland Avoidance Area
0S | 0514 _ 0.3 _
Wetland Avoidance Area Subtotal — 0.3 —
Open Space Total — 84.7 —
Circulation
Public Streetsb Circulation — 5.9 —
Circulation Subtotal — 5.9 —
Circulation Total — 59 -

All Land Use Types - Summary

All Land Use Types Total — 135.7 —

Notes: du/ac = dwelling units per acre; MSCP = Multiple Species Conservation Program.
Subtotals and totals may not sum precisely due to rounding.

a  Target density represents the average densities proposed.

b The acreages for all proposed private streets are included as a part of the residential portion.

4411 Residential

As shown in Table 4-1, the proposed project would introduce 534 multi-family medium-high-density residential
dwelling units on 36.5 acres, and 184 multi-family high-density residential dwelling units on 7.6 acres, for a total
of 718 units on approximately 44.2 acres of the project site. The medium-high-density development would range
from 13 to 16 dwelling units per acre, and the high-density development would be 24.1 dwelling units per acre.

Proposed residential uses would feature four unique multi-family attached residential product types with 15 unique
floorplans, ranging in square footage from approximately 1,100 to 2,050, in two- and three-story homes. The
proposed residences would feature a contemporary architectural style and unique combinations of elevations and
colors, focusing on creating a varied street scene. Proposed garages would be accessed from private driveways,
while front doors and balconies would face streets, private yards, and communal open space areas.

The project applicant would be required to enter into a Balanced Community Affordable Housing Agreement, in
accordance with the inclusionary housing policy to increase the diversity of housing prices and rents throughout the
community. Per the City’s Balanced Community Affordable Housing Agreement, the project’s affordable housing
obligation is 72 affordable housing units, including 36 low-income and 36 moderate-income affordable units.

Various passive and active recreational open space areas would be distributed throughout the residential areas to
provide recreational opportunities within walking distance of proposed residences (see Figure 4-6, lllustrative Concept
Plan). Active recreation areas may include children’s play areas, bocce ball courts, a fenced dog run, and open turf areas,
while passive recreational uses may include shaded picnic areas and movable seating areas.

Landscaping

Proposed landscaping is shown in Figure 4-6. All landscaping will be provided in accordance with the Sunbow Il
Phase 3 Landscape Master Plan, prepared for the project, and the Chula Vista Landscape Manual, which requires
the use of recycled water for irrigated open space slopes and common landscaped areas, wherever feasible.
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Drought-tolerant plants would also be provided per the Chula Vista Landscape Manual. Further, all landscaping
shall comply with the Landscape Water Conservation Ordinance (CVMC Section 20.12), the Fire Protection Plan and
the Chula Vista MSCP Subarea Plan.

Park Requirements

According to Chula Vista Municipal Code (CVMC), Section 17.10, Parklands and Public Facilities, and the City of Chula
Vista Park Acquisition and Development (PAD) Fee Update, the project would generate a parkland obligation of 5.6
acres. The Community Benefit Agreement, between the City and the applicant, includes a provision for payment of a
Park Benefit Fee, equal to the PAD fee that would have been due pursuant to CVMC Section 17.10, of approximately
$11.03 million based on 2019 PAD fees, which may be revised by the City from time to time. The final Park Benefit
Fee amount will be determined based on the number and type of residential units constructed and the PAD fee rates
in effect as of the date of payment. To create this Park Benefit Fee, the City will waive the parkland dedication and
development requirements set in Chapter 17.10 of the CVMC, including the Parkland Acquisition and Public Facilities
Development fees, and Quimby Act fees. The Park Benefit Fee shall satisfy the project’s park obligations and may be
used by the City to acquire or develop parkland, as the City determines appropriate and in the best interest of the City.

4.41.2 Community Purpose Facility

CVMC Section 19.48.040 P-C Planned Community Zone requires 1.39 acres of Community Purpose (CPF) land per
1,000 persons be provided. For the purposes of determining CPF obligation, the project would generate
approximately 2,334 persons resulting in an obligation to provide approximately 3.2 acres of CPF land.
Approximately 0.9 acres within the project site would be designated community purpose facility (CPF). The CPF area
would be centrally located in the project site, toward the southeast (see Figure 4-4). The CPF would be used as a
community recreation area and would accommodate a swimming pool, spa, and associated pool uses; a clubhouse;
a shaded BBQ area; a children’s play area; a multi-use hard court area; and a level turf area (see Figure 4-7,
Community Purpose Facility Conceptual Site Plan). As shown in Figure 4-4, the CPF would be located directly to the
south of proposed Street ‘A, (Street A) and would be bounded by R-4 to the east, south, and west The community
recreation area is designed consistent with the provisions of CVMC)Section 19.48.025 as a qualified CPF private
recreation use. The project applicant would enter into an agreement with the City to ensure compliance with the
remaining 2.3-acre CPF obligation as part of the Development Agreement.

4413 Open Space

The Sunbow Master Planned Community was created to achieve the residential goals and objectives of the GDP.
As shown in Figure 4-3, the western portion and northern boundary of the project site was anticipated to be
developed as open space in the GDP. Approximately 84.8 acres of the project site would be designated as open
space and open space preserve. Within the development area, approximately 16.5 of open space acres would be
comprised of manufactured slopes, basins and fuel modification zones. Open Space areas preserved outside the
development area would be comprised of a 0.3-acre wetland resource area, 4.3 acres of Poggi Creek Conservation
Easement areas and approximately 63.6 acres designated MSCP Preserve open space. Preserved open space
would be managed by the City with funding from Community Facilities District (CFD) 98-3. The project’s
homeowner’s association would manage the manufactured slopes, basins, and wetland avoidance areas.
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MSCP Open Space Preserve

Approximately 63.6 acres of Open Space (Parcels 0S-1, 0S-2, 0S-3, and 0S-9b) would be preserved as MSCP open
space under the City’s MSCP Subarea Plan. The MSCP open space area would be dedicated to the City of Chula
Vista. Land use and design of these areas is regulated by the MSCP Subarea Plan, as discussed in the SPA Plan
Amendment (see Appendix B).

The project also includes a Chula Vista MSCP Boundary Adjustment (BLA) that would correct an inadvertent error in
the MSCP that placed a 100% Preserve overlay on the project site even though the project was not identified as a
Covered Project. The BLA would implement minor adjustments to the development limits and the adjacent open
space and MSCP open space preserve areas (see Section 4.4.4, MSCP Boundary Line Adjustment and Minor
Amendment, and Section 5.3, Biological Resources, for additional details). The applicant is also requesting an
MSCP Minor Amendment to allow off-site temporary project impacts that would encroach 25 feet onto City’'s
property and within this Minor Amendment Area (see Figure 5.3-1, Local Environmental Setting Map, and Figure
5.3-4, Biological Impacts Map). This off-site area would result in the installation of permanent buttressing; however,
the impacts from grading would be temporary as this area would be return to its original condition. These areas are
intended to remain unimproved and/or restored and their use strictly limited consistent with the Chula Vista MSCP
Subarea Plan. Vegetation would consist of native plants that already occur on site. Only under limited circumstances
may certain facilities, as determined by the City to be compatible with the goals and objectives of the City’s MSCP
Subarea Plan, be permitted within the preserve. Any proposed facilities within the MSCP Open Space Preserve area
shall be subject to the prior review and approval of the Director of Development Services. The proposed project
would limit grading for proposed Street ‘A’ and Street ‘B’ (Street A and Street B) to the north of the project site, as
they intersect the MSCP Preserve area. Development of Streets A and B would occur consistent with previously
approved alignments and existing Poggi Creek crossing improvements.

The proposed MSCP Preserve includes a portion of a water quality basin (0S-9b) as a Future Facility within the
existing MSCP Preserve. The relocation of this basin to minimize impacts to the MSCP Preserve was considered
during project design; however, due to site specific topography for drainage and the confined development footprint
the basin was instead modified to reduce potential impacts to the MSCP Preserve to the extent practicable. This
encroachment into the MSCP Preserve would quality as a Future Facility (a conditional compatible use) and is
analyzed for Functional Equivalency Criteria. Refer to Section 5.3, Biological Resources.

Poggi Creek Conservation Easement Areas

Approximately 3.9 acres of open space, located in the northern portion of the project site, within Parcels 0S-
4, 0S-5, 0S-6a, and 0S-6b, would consist of the Poggi Creek Conservation Easement Areas. There are currently
19.2 acres of recorded and unrecorded conservation easements associated with Poggi Creek within the project
site. This includes the 9.7-acre recorded conservation easement, a 5.6-acre proposed unrecorded
conservation easement, and the 3.9-acre proposed unrecorded Poggi Creek Conservation Easement. Of the
recorded and unrecorded easements of Poggi Creek, 12.4 acres are within the proposed Chula Vista MSCP
Boundary, as shown on Figure 4-8, Proposed Poggi Creek Conservation Easement and MSCP Boundary. The
Poggi Creek Conservation Easement areas would remain undeveloped and allow for protection of the existing
Poggi Creek. Note that the existing Poggi Creek Crossing (culverts) were analyzed as part of previous projects
in this area and mitigation for impacts is fully complete.

Sunbow Sectional Planning Area Plan Amendment for the Sunbow Il, Phase 3 Project EIR 12612

March 2021 4-6



4 - Project Description

Manufactured Slopes/Basins/Wetland Resources

Approximately 16.8 acres of open space within the proposed project site, located on Parcels 0S-7, 8, 9a, 10 and
13, and would consist of manufactured slopes, basins, fuel modification zones and associated buffer areas. A 0.3
acre wetland resource is preserved on-site and is designated 0S-14 in the Sunbow SPA Amendment. Two proposed
detention/water quality control basins would be constructed within the northeast and northwest portion of the
development area, within Parcels 0S-9a and 0S-11, to treat on-site stormwater runoff. Large landscaped slopes
would be provided along the perimeter of the development area within Parcels 0S-7, 0S-10, and 0S-12 and would
incorporate a diverse plant palette and planting program. Fuel modification areas would also be provided in these
areas and would be landscaped consistent with the Fire Protection Plan prepared for the project.

4.4.2 Access and Circulation Network

4421 Site Access

Regional access to the project site is from 1-805, which runs north-south and is located approximately 0.5 miles
west of the project site. Additional north-south access is provided from SR-125, located approximately 2.3 miles
east of the project site, and I-5, located approximately 3.8 miles west of the project site. SR-125 and I-5 both provide
north-south circulation. SR-54 and SR-905 provide regional east-west circulation and are located approximately
4.3 miles north and 2.8 miles south, respectively, of the project site.

East-west access is provided by the existing Olympic Parkway, located adjacent to the project site to the north,
connecting to I-805 to the west and SR-125 to the east. Olympic Parkway is designated as a scenic roadway within
the General Plan. Direct access to the project site would be provided by two proposed public streets, Street A and
Street B. Street A would extend south from Olympic Parkway, through the project site, and then curve to the east
and connect with Street B. Street B would also extend south from the eastern portion of Olympic Parkway, adjacent
to the project site (see Figure 4-2, Project Site Plan, and Figure 4-9, Vehicular Circulation Plan). Both Street A and
Street B would be signalized at the Olympic Parkway intersections, with pedestrian crossings. The impact areas of
both Street A and Street B within Poggi Creek are within areas previously addressed and mitigated for impacts to
Poggi Creek described above.

44272 Internal Circulation

The proposed project’s circulation system provides a system of roadway corridors to support both vehicular and
non-vehicular modes of transportation to serve the site and the community. This system includes the development
of internal systems to serve the SPA area, including planned roads, pedestrian improvements, and transit from
adjacent villages.

The proposed project establishes the on-site public and private street cross sections for the project. Street pattern
organizes traffic into a hierarchy of travel ways, arranged according to anticipated volumes and modes of travel.
The western portion of the project site would be primarily developed as open space and no internal vehicular
circulation is proposed. The street pattern in the development area of the site is a suburban street pattern, provides
a transition to the natural open space areas to the west, and reflects the topography of this portion of the site.
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As shown in Table 4-1, approximately 5.9 acres of the project site would be used for public streets, which includes
proposed public Streets A and Street B, discussed in Section 4.4.2.1, Site Access, and shown in Figure 4-9.
Pedestrian and bicycle circulation proposed is shown in Figure 4-10, Bicycle and Pedestrian Circulation Plan.

Streets ‘A’ and ‘B’

Streets A and B would be classified as Modified Class lll Collector Streets, planned as two unique street sections to
serve the project. The Modified Class Il Collector, with a 55-foot-wide right-of-way, 13-foot-wide travel lanes, two 7.5-
foot-wide landscape parkways, and a 6-foot-wide sidewalk and parking on one side of each street, would be
implemented on the portion of Street A from Olympic Parkway to the entrance of neighborhoods R-1/R-3 and along
Street B between Olympic Parkway and the intersection at Street A. This narrowed street section is designed to provide
an enhanced pedestrian experience, while minimizing grading adjacent to MSCP Preserve areas. The wider 61-foot-
wide right-of-way is implemented on Street A within the development area and includes two 11-foot-wide travel lanes,
a b-foot-wide sidewalk, and 7.5-foot-wide landscaped parkways on both sides of the street. Parking is permitted on
both sides of this segment of Street A. Class 3 Bike Lane would also be provided along Streets A and B.

One roundabout would be constructed at the intersection of Streets A and B. The roundabout would be designed to
identify the main entrance into the community as well as provide traffic calming. The center of the proposed
roundabout may include low landscaping and enhanced paving. The design of Street A and B sections, shown on
Figure 4-11, as well as the design of the proposed roundabout, will be implemented on the site plan, may be refined
during final engineering, and shall be subject to City approval.

Private Streets

In addition to the proposed public Streets A and B, various private streets and drives are proposed throughout the
proposed development area. Two types of private streets are proposed throughout the project site. Private
neighborhood collector streets are planned within the proposed residential areas and would be comprised of two
12-foot-wide travel lanes, 5-foot-wide sidewalks, and 5.5-foot-wide landscaped parkways on both sides. No parking
would be allowed within the private neighborhood collector streets. Private residential streets with parking would
also be planned throughout the project site and would be designed to include two 12-foot-wide travel lanes, 8-foot-
wide parallel or 18-foot-wide perpendicular parking lanes, a contiguous sidewalk on one side, and a 5-foot-wide
landscaped parkway on the opposite side. The design of both of these street sections, shown on Figure 4-12, Private
Residential Streets -Typical Street Sections, will be implemented on the site plan, may be refined during final
engineering and shall be subject to City approval. Pedestrian connections from the end of proposed private drives
to walkways within individual neighborhoods would be provided, where feasible.

Pedestrian and Bicycle Circulation

As shown in Figure 4-10, the residential street pattern would be designed to provide access into the neighborhoods
and promote walkability. The proposed project would provide a pedestrian connection to the existing Chula Vista
Regional Trail, located to the north of the project site, across Olympic Parkway. Pedestrian access to the Regional
Trail would be provided at the two signalized intersections of Streets A and B and Olympic Parkway. A Class 3 Bike
Lane would be provided along Streets A and B and would connect with the existing Class 2 Bike Lane along Olympic
Parkway as well as the San Diego Metropolitan Transit System bus stop located at the corner of Olympic Parkway
and Brandywine Avenue. Bicyclists using the proposed on-site Class 3 Bike Lanes would share the roadway with
vehicles along Streets A and B. Internal pedestrian circulation would be provided via a network of sidewalks and
paseos connecting neighborhoods and public streets.
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443 Public Service and Utilities

4431 Water Service

Water service for the proposed project would be provided by the Otay Water District (OWD). A water system would be
installed in accordance with OWD standards and would be maintained and operated by OWD. One existing OWD potable
waterline and one existing OWD recycled water line are located within Olympic Parkway. The proposed project would
receive water by expanding the existing 624 Pressure Zone, located within the Central Area System of OWD, through
creating two domestic service connections and two fire service connections transmission lines within Olympic Parkway,
directly to the north of Streets A and B. In addition, an on-site loop would be constructed for domestic and fire protection
systems and would include a proposed public OWD potable waterline, an 8-inch-diameter private domestic waterline, an
8-inch-diameter private fire protection waterline, and an 8-inch-diameter public OWD recycled water line, to be
constructed within Streets A and B. Recycled water would be used to irrigate all common landscaped areas, the on-site
open space areas, and the CPF site. The proposed water and recycled water systems are shown in Figure 4-13.

4432 Sewer Service

Sewer service for the proposed project would be provided by and connected to the existing City of Chula Vista Poggi
Canyon Interceptor. The proposed project sewer would result in construction of an 8-inch-diameter public gravity sewer
line along the proposed Street A, that would convey flow to the existing Poggi Canyon Interceptor, located within
Olympic Parkway, to the north of the project site. Private sewer lines would be connected to this new public sewer line
and extended to the proposed building sewer laterals. All utilities would be underground, and easements would be
provided as necessary. The City operates and maintains its own sanitary sewer collection system that connects to the
City of San Diego’s Metropolitan Sewer System. The proposed sewer plan is shown in Figure 4-14.

4433 Drainage and Stormwater Facilities

The approximately 135.7-acre site generally consists of natural grades and hills covered by native vegetation and
shrubs, and the drainage of the site generally flows from south to north, toward Poggi Canyon Creek. The Poggi
Canyon Creek, located within the northern portion of the project site, flows from the northeast to southwest and
accepts stormwater runoff from the surrounding area, as well as downstream runoff from the project site. Site
elevations within the site range from approximately 231 feet above mean sea level at the open space area of
the project site to approximately 440 feet above mean sea level, toward the southeastern portion of the site,
where it abuts the Otay Landfill.

The proposed storm drain system and layout, shown in Figure 4-15, would be designed to address peak flows and
to integrate water quality features needed to comply with the City’s Standard Urban Stormwater Mitigation Plan
requirements for water quality. The proposed storm drain system would be designed to prevent the co-mingling of
treated flows with untreated runoff. Drainage easements shall be provided as required by the City Development
Services Department.

Under the proposed project, two proposed detention/water quality control basins would be constructed within the
northeast and northwest portion of the development area to treat stormwater runoff. In addition, various storm
drains, curb inlets, and cleanouts would be constructed within proposed private roads and parking areas to collect
and convey stormwater runoff associated with the proposed project. All stormwater facilities would be designed
using low impact development techniques and best management practices (BMPs).
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Specific methods of handling stormwater are subject to detailed approval by the development services department
at the time of submission of improvement and grading plans. Design shall be accomplished on the basis of
requirements of the City of Chula Vista Subdivision Manual.

4434 Dry Utilities

Dry utilities would be extended underground throughout the project site, primarily within streets and other public easements.
Telephone, cable television, and internet service would be provided by companies such as Cox Communications, Time
Warner, and AT&T. Gas and electric services would be provided by San Diego Gas & Electric Company.

4435 Schools

The Chula Vista Elementary School District serves the project site. More specifically, Valle Lindo Elementary School
(grades K-6) serves the project site and surrounding area (Chula Vista Elementary School District 2020). Valle
Lindo Elementary School is the closest elementary school to the project site, located approximately 0.3 miles west
of the project site.

The Sweetwater Union High School District serves the project site. The majority of the project site is within the
attendance boundary of Rancho Del Rey Middle School, while the southwestern portion of the project site is served
by Castle Park Middle School. Similarly, the majority of the project site is served by Otay Ranch High School, while
the southwestern portion of the site is served by Castle Park High School (Sweetwater Union High School District
2020). All middle schools (grades 7-12) and high schools (grades 9-12) are located approximately 1 mile from the
project site. Additionally, Southwestern College is located 1 mile north of the project site.

4436 Police and Fire Services

The Chula Vista Police Department currently provides police services within the City. Development of the project
site would increase demand for police services. To meet Growth Management Ordinance service thresholds,
additional personnel and facilities may be required at buildout of the project. The proposed project would contribute
and estimated $1.5 million in Development Impact Fees dedicated to police services.

The Chula Vista Fire Department would provide fire service for the project. Fire Station Number 3 is the closest fire
station to the project site, located approximately 910 feet to the northwest of the site, at 1410 Brandywine Avenue.
Additional fire equipment, staff, and facilities required to serve the increased population as a result of the proposed
project is identified in Section 5.13, Public Services, and the Supplemental Public Facilities Financing Plan prepared
for the proposed project. The proposed project would contribute an estimated $840,000 in Development Impact
Fees dedicated to Fire Suppression.

American Medical Response (AMR) currently provides emergency medical services on a contract basis within the
City. There are five AMR South County paramedic units: two are located in Chula Vista, two are in National City, and
one is in Imperial Beach. However, the Chula Vista Fire Department is planning to take over ambulatory services for
the City once AMR’s current contract expires in September 2021.
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4.4.4 MSCP Boundary Line Adjustment and Minor Amendment

The proposed project includes an MSCP Boundary Line Adjustment to adjust the existing MSCP Preserve Boundary in
areas on site that overlap with the proposed project’s development area. As a part of the proposed MSCP Boundary Line
Adjustment, the proposed project is required to set aside a potentially suitable area currently located outside of the MSCP
Preserve to incorporate into the MSCP Preserve at a 1:1 acreage ratio. The proposed MSCP Boundary Line Adjustment
would be required to result in equal or higher biological value as compared to the existing MSCP Preserve. The
determination of biological value of the proposed MSCP Preserve Boundary Line Adjustment shall be made by the City,
as the local jurisdiction, in concurrence with the U.S. Fish and Wildlife Service and the California Department of Fish and
Wildlife. The proposed MSCP Boundary Adjustment would meet the MSCP Boundary Line Adjustment functional
equivalency criteria and would result in a 0.09-acre increase to the MSCP Preserve Area. Section 5.3 of this EIR provides
a detailed description of the conditions of the “give” and “take” areas separately. Where it is appropriate to discuss the
give and take areas together, the area is referred to as the Boundary Line Adjustment Area. An MSCP Minor Amendment
is also proposed to address off-site grading adjacent to the southwestern boundary of the development area.

4.4.5 Tentative Map

The Tentative Map, shown in Figure 4-16, would address subdivision of the project site, street standards, and
infrastructure. The Tentative Map would also address provisions for underground encroachment (e.g., all
underground utilities lines) into the right-of-way, off-site streets (traffic signals at Olympic Parkway), and grading
required to implement the subdivision. This includes the proposed sewer line within the Street A and Street B right-
of-way, which would convey flow to the existing Poggi Canyon Interceptor, located within Olympic Parkway to the north
of the project site, as shown in Figures 4-14 and 4-16.

4.4.6 Conceptual Grading

Conceptual grading and cut-and-fill plans are shown in Figure 4-17. Grading for the proposed project would consist
of cuts and fills that are planned to have maximum heights of approximately 100 feet, with a maximum slope
inclination of 2:1 (horizontal to vertical). The proposed raw grading quantity for the project is approximately
1,200,000 cubic yards of balanced cut and fill material.

447 Construction and Phasing

Construction of the proposed project would commence in May 2021 and would last approximately 7 years, ending
in May 2028. Grading of the project site would commence in June 2021 and last approximately 8 months. Building
construction would occur over 6 years and 5 months and would begin in December 2021. Paving would take
approximately 6 months, and architectural coatings would take approximately 6 years and 5 months. The analysis
contained herein is based on the following assumptions (duration of phases is approximate):

e Site Preparation: one month (May 2021 to June 2021)

e Grading: 8 months (June 2021 - February 2022)

e Building construction: 6 years and 5 months (December 2021 to May 2028)
e Paving: 6 months (March 2022 to September 2022)

e Architectural coatings: 6 years and 5 months (December 2021 to May 2028)
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Grading of the project site would require 1,200,000 cubic yards of balanced cut and fill and is expected to occur
over 8 months. The proposed project would involve development of 718 multi-family residential units® but would be
developed in phases. The phased occupancy of the proposed residential development would begin in 2023 and the
residential development would be fully occupied by 2028.

448 Project Design Features

448 Air Quality

The following project design features (PDFs) would be implemented as part of the proposed project:

PDF-AQ-1 Fugitive Dust Control. The applicant or its designee shall implement the following measures to
minimize fugitive dust (PM1o and PM25):

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

b. Grading areas shall be stabilized as quickly as possible.

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

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

e. All soil disturbance and travel on unpaved surfaces shall be suspended if winds exceed 25 mph.
f.  On-site stockpiles of excavated material shall be covered.
g. A 15 mph speed limit on unpaved surfaces shall be enforced.

PDF-AQ-2 Architectural Coating. The applicant or its designee shall use low or no-volatile organic compound
(VOC) architectural coatings.

4482 Biological Resources

PDF-BIO-1 Habitat Restoration. The project also proposes habitat restoration efforts (soil salvage, seed
transplant) within appropriate on-site areas proposed, to be added to the City 100% Preserve. To
this end, considerable clay soil exists within the current project development areas and could be
used to develop suitable habitat to support Otay tarplant within an enhanced portion of the on-site
Preserve. This effort would further benefit the Otay tarplant population and native grassland
conservation on site and could also support the goals of the City’s Subarea Plan and the
Conservation Recommendations of the 1995 Biological Opinion (BO).

1 Note that the Air Quality and Greenhouse Gas Emissions Technical Report (Appendix C) assumed 720 proposed residential units
for a conservative analysis.
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4.4.8.3

PDF-NOI-1

4484

PDF-TRA-1

PDF-TRA-2

4.5

Noise

Exterior-to-Interior Noise Analysis. An exterior-to-interior noise analysis shall be conducted by the
project applicant for the proposed dwelling units facing the adjoining roadways (e.g., Olympic
Parkway) prior to issuance of building permits. Installation of mechanical ventilation systems or air
conditioning systems and sound-rated windows shall be required if the predicted interior
background noise due to traffic noise intrusion through the building envelope assemblies exceeds
the state and City 45 dBA CNEL interior standard. The acoustical analysis shall substantiate that
the resulting interior background noise levels, with appropriate implementation of interior comfort
systems and sound insulation, will be less than this noise standard.

Transportation

Trip Reduction Strategies. The strategies outlined below would reduce the number of automobile
trips generated by residents of the project and the distance that the residents drive.

e Provide ride share coordination services thru the project’s homeowner’s association to match
residents interested in carpooling,

e Coordinate with nearby schools and/or the project’'s homeowner’s association to match
residents interested in carpooling to/from schools.

e Provide on-site transit opportunities information.
e Encourage bicycling by providing on-site bicycle infrastructure such as bike racks.

Adaptive Traffic Signal Control. The project will also contribute its fair share contribution toward the
provision of Adaptive Traffic Signal Control (ATSC) modules to each signalized intersection along
the Olympic Parkway corridor between the I-805 Ramps and La Media Road.

Discretionary Actions/Approvals

A discretionary action is an action taken by an agency that calls for the exercise of judgment in deciding whether to
approve or how to carry out a project. The following discretionary actions are associated with the proposed project
and would be considered by the City:

e Certification of a Final EIR and adoption of a Mitigation Monitoring and Reporting Program pursuant to CEQA

e Approval of amendments to the General Plan

e Approval of amendments to the GDP

e Approval of amendments to the SPA Plan

e Approval of the Tentative Map for Sunbow Il, Phase 3

e Chula Vista MSCP Subarea Plan Boundary Adjustment and Minor Amendment

e Rezone

e Approval of the Development Agreement between the applicant and the City?2

2 ADevelopment Agreement between the Applicant and the City of Chula Vista is proposed in conjunction with the proposed project.
The Development Agreement would address the provisions included in the Community Benefit Agreement approved by the Chula
Vista City Council (Resolution No. 2020-003, January 7, 2020). The Development Agreement would also address the project's Community
Purpose Facility and affordable housing obligations, along with other terms and conditions acceptable to the City of Chula Vista.
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