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Acronym/Abbreviation Definition
°F degrees Fahrenheit
pg/m3 micrograms per cubic meter
AB Assembly Bill
AERMOD American Meteorological Society/Environmental Protection Agency Regulatory
Model
ANFO ammonium nitrate/fuel oil
ATCM Airborne Toxic Control Measure
BACT Best Available Control Technology
CAA federal Clean Air Act
CAAQS California Ambient Air Quality Standards
CalEEMod California Emissions Estimator Model
Caltrans California Department of Transportation
CAPCOA California Air Pollution Control Officers Association
CARB California Air Resources Board
CDFW California Department of Fish and Wildlife
CEQA California Environmental Quality Act
(60) carbon monoxide
County County of San Diego
CTMP Community Trails Master Plan
DPM diesel particulate matter
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EMFAC Mobile Source Emissions Inventory model
EPA U.S. Environmental Protection Agency
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gL grams per liter
GDP/SRP General Development Plan/Subregional Plan
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NO2 nitrogen dioxide
NOx oxides of nitrogen
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OEHHA Office of Environmental Health Hazard Assessment
PDF Project Design Feature
PMzs particulate matter with an aerodynamic diameter less than or equal to 2.5 microns
PMzo particulate matter with an aerodynamic diameter less than or equal to 10 microns
ppb parts per billion
ppm parts per million
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EXECUTIVE SUMMARY

Project Overview

The Otay Ranch Village 14 and Planning Areas 16/19 Land Exchange Alternative (Land
Exchange Alternative) is part of the overall Otay Ranch project, an approximately 23,845-acre
master-planned community in southern San Diego County designed as a series of villages and
planning areas. The Land Exchange Alternative location (Land Exchange Area) is within Otay
Ranch Village 14 in the Proctor Valley area of Otay Ranch.

The Land Exchange Alternative would consist of approximately 517 acres designated for 1,530
homes, 1,124 of which would be traditional single-family homes, 283 would be single-family
age-restricted homes, and 123 would be multi-family homes, as indicated in Table 1, Land Use
Summary, below. Eighteen neighborhoods are planned, with approximate densities ranging from
1.5 to 15.0 dwelling units per acre. The age-restricted neighborhoods would be gated, as would
four of the single-family neighborhoods situated on the largest lots.

Village 14 in the Land Exchange Alternative is planned around a centrally located Village Core.
Higher-density residential uses would be adjacent to the Village Core, with single-family
residential radiating out in decreasing density. The Village Core would consist of the
Neighborhood Center, which would include an 8-acre elementary school, a 4-acre Village Green
(public park), a 3-acre mixed-use site with up to 15,000 square feet of commercial/retail uses and
54 multi-family homes, and a 2-acre Village Square Community Facility. The Village Core
would also include a 2-acre public safety site for a fire station and satellite sheriff’s facility, and
69 multi-family townhomes located adjacent to the public safety site.

The Land Exchange Alternative would include numerous project design features (PDFs) that
would reduce emissions of criteria air pollutants and toxic air contaminants. Energy-related
PDFs include zero net-energy design for the residential land uses, Energy Star or equivalent
appliances, and solar water heating for the swimming pools at private recreation centers. Mobile-
related strategies include implementation of a Transportation Demand Management Program
aimed at reducing vehicle miles traveled (VMT).

Impact Analysis Summary

This air quality impact analysis evaluates the potential for significant adverse impacts to air
quality due to construction and operational emissions resulting from the Land Exchange
Alternative. Impacts were evaluated for their significance, in part, based on the County of San
Diego’s (County) mass daily criteria air pollutant thresholds of significance (County of San
Diego 2007). Criteria air pollutants are defined as pollutants for which the federal and state
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governments have established ambient air quality standards or criteria for outdoor concentrations
to protect public health. Criteria air pollutants are ozone, nitrogen dioxide, carbon monoxide
(CO), sulfur dioxide, particulate matter with an aerodynamic diameter less than or equal to 10
microns (PMuo), particulate matter with an aerodynamic diameter less than or equal to 2.5
microns (PMzs), and lead. Pollutants that are evaluated herein are volatile organic compounds
(VOCs), oxides of nitrogen (NOx), CO, sulfur oxides (SOx), PM1o, and PM2s. VOCs and NOx
are important because they are precursors to ozone.

Estimated maximum daily emissions generated by the Land Exchange Alternative at full build-
out in 2028* from area, energy, and mobile emission sources were calculated using the California
Emissions Estimator Model (CalEEMod) version 2016.3.1.2

Air Quality Plan Consistency

Regarding consistency with local air quality plans, the Land Exchange Alternative would result
in an equal to or less-intensive land use than currently allowed under the County’s General Plan
(County of San Diego 2011a), which the San Diego Air Pollution Control District’s (SDAPCD)
Regional Air Quality Strategy emissions forecast is based on. Because the Land Exchange
Alternative would contribute to local population and employment growth and associated VMT in
an amount anticipated for the Land Exchange Area by the County’s General Plan, the Land
Exchange Alternative’s growth is accounted for in the State Implementation Plan and Regional
Air Quality Strategy. Therefore, the Land Exchange Alternative would be consistent with
relevant air quality plans, and impacts would be less than significant.

Construction Criteria Air Pollutant Emissions

Construction of the Land Exchange Alternative would result in the temporary addition of
pollutants to the local airshed caused by on-site sources (i.e., off-road construction equipment,
rock crushing, blasting, soil disturbance, and VOC off-gassing) and off-site sources (i.e., on-road
haul trucks, vendor trucks, and worker vehicle trips). Land Exchange Alternative construction
was assumed to occur from 2019 to 2027. The analysis concludes that maximum generated daily
construction emissions from the Land Exchange Alternative would exceed the County’s daily

1 Construction of the Land Exchange Alternative is anticipated to be complete in 2026, operational year 2028 was
assumed instead of 2027 to provide a more meaning comparison to the Otay Ranch Village 14 and Planning
Areas 16/19 criteria air pollutant emissions analysis. Operational emissions were estimated for full buildout in
2027 to disclose the additional emissions from energy and mobile sources. These emissions only represent one
year of operation, while 2028 emissions provide a comparison of the Proposed Project and Land Exchange
Alternative long term operation.

2 CalEEMod is a statewide land use emissions computer model designed to provide a uniform platform to
calculate construction and operational emissions from land use development projects.
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significance thresholds for VOCs, NOx, CO, and PMz1o. Maximum daily construction emissions
would not exceed the County’s daily thresholds for SOx or PMzs. Implementation of mitigation
measures M-AQ-1 through M-AQ-8 would reduce emissions; however, mitigated emissions of
VOCs, NOx, CO, and PMio would exceed thresholds. Because VOCs, NOx, CO, and PMio
emissions generated by the Land Exchange Alternative would exceed the County’s thresholds,
potential criteria air pollutant impacts generated by the Land Exchange Alternative would be
significant and unavoidable.

Operational Criteria Air Pollutant Emissions

Operation of the Land Exchange Alternative would generate operational criteria air pollutants
from area sources (consumer product use, architectural coatings, and landscape maintenance
equipment), energy sources (natural gas), and mobile sources (vehicles). An operational year of
2028 was used in the analysis, based on the anticipated construction schedule. Maximum
operational emissions would exceed the County’s operational significance thresholds for VOC
and PMao; thresholds for NOx, CO, SOx, or PM2s would not be exceeded.

The greatest source of VOC emissions is use of consumer products and second greatest source of
VOC emissions is architectural coatings. Consistent with typical construction practices and
SDAPCD Rule 67.0.1, it is anticipated that, for both residential and non-residential land uses,
interior paint would not exceed flat coating limits (50 grams per liter (g/L) VOC), exterior paint
would not exceed non-flat coating limits (100 g/L VOC), and a small portion of exterior paint
and finishes (trim and other minor finishes) would not exceed non-flat high-gloss coatings limits
(150 g/L VOC). Although the majority (i.e., 75%) of the surface area painted is assumed to be
interior, which would meet or be less than the 50 g/L VOC content flat coating limit, it was
conservatively assumed in CalEEMod that all residential and non-residential (interior and
exterior) architectural coating would be 150 g/L VOC. For parking lot land uses, 250 g/L VOC
was assumed consistent with CalEEMod default VOC rates. The Land Exchange Alternative
includes mitigation to encourage the use of low VOC consumer products,® which are chemically
formulated products used by household and institutional consumers; however, low VOC content
consumer products was not quantitatively assumed because of enforceability challenges.

Mobile sources are the primary source of PMio emissions. Implementation of PDF-TR-1’s
Transportation Demand Management Program would reduce VMT by 4.6%, which would
reduce all vehicle emissions, including PMio. No additional feasible mitigation measures were

3 Consumer products include detergents; cleaning compounds; polishes; floor finishes; cosmetics; personal
care products; home, lawn, and garden products; disinfectants; sanitizers; aerosol paints; and automotive
specialty products.
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identified that would reduce operational PMio emissions below the threshold. Because the
operational emissions of VOC and PMao cannot be mitigated, the Land Exchange Alternative’s
operational emissions would remain significant and unavoidable.

Cumulative Impacts

Cumulative emissions were found to be significant and unavoidable when considering the Land
Exchange Alternative in combination with other existing and foreseeable future projects in the
vicinity. Specifically, the Land Exchange Alternative would result in significant cumulative
construction impacts associated with VOC, NOx, CO, and PMio emissions, and significant
cumulative operational impacts associated with VOC and PMz1o emissions. Mitigation measures,
particularly M-AQ-1 and M-AQ-4, would reduce construction NOx emissions; however,
emissions would remain above thresholds. Because the Land Exchange Alternative would
generate VOC, NOx, CO, and PMio emissions that exceed the County’s thresholds after
implementation of mitigation, and because other cumulative projects would have the potential to
be constructed and operated in the Land Exchange Alternative’s vicinity, cumulative
construction and operational emissions could further exacerbate emissions. As such, the Land
Exchange Alternative would result in a cumulatively considerable net increase of criteria
pollutants that is significant and unavoidable.

Exposure of Sensitive Receptors

Carbon Monoxide Hotspots

Construction traffic in 2022, which represents the highest level of construction-related traffic,
would not result in traffic volumes that would cause a CO hotspot; therefore, impacts related to
CO near sensitive receptors during construction would be less than significant.

Similarly, operation of the Land Exchange Alternative would not expose sensitive receptors to
localized high concentrations of CO or contribute traffic volumes to intersections that would
cause a CO hotspot. As neither the 1-hour nor the 8-hour CO California Ambient Air Quality
Standards would be equaled or exceeded at any of the studied intersections, potential operational
CO hotspot impacts would be less than significant.

Toxic Air Contaminants

Impacts related to cancer risk and chronic hazard from diesel particulate matter, which is a toxic
air contaminant (TAC), would be below the County’s thresholds during construction activities;
therefore, impacts would be less than significant.
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No long-term sources of TAC emissions are anticipated during operation of the Land Exchange
Alternative because the Land Exchange Alternative would only include residential units,
commercial land uses, a school, parks, and Preserve land; the Land Exchange Alternative would
not include heavy industrial uses or other land uses typically associated with stationary sources and
TACs. Additionally, the Land Exchange Alternative would not be located next to a major source of
TAC or high-volume roadway. As such, the Land Exchange Alternative would not result in
substantial TAC emissions that may affect nearby receptors, nor would the Land Exchange
Alternative be exposed to nearby sources of TACs. Impacts would be less than significant.

Odors

Potential odors produced during construction would be attributable to concentrations of
unburned hydrocarbons from tailpipes of construction equipment and from excavated sediment.
These odors would disperse rapidly from the Land Exchange Area and generally occur at
magnitudes that would not affect substantial numbers of people. Therefore, impacts associated
with odors during construction would be less than significant.

Also, the Land Exchange Alternative would not include any land uses that are known to generate
odors, such as wastewater treatment plants, landfills, or other industrial sources. Although odor
impacts are unlikely, the Land Exchange Alternative would be required to comply with the
County’s odor policies enforced by the SDAPCD, including Rule 51, in the event a nuisance
complaint occurs, and County Zoning Code Section 6318, which prohibits nuisance odors and
identifies enforcement measures to reduce odor impacts to nearby receptors. Therefore, impacts
associated with objectionable odors would be less than significant.
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1 INTRODUCTION
1.1 Report Purpose and Scope

The purpose of this report is to evaluate potential air quality impacts associated with construction
and operation of the proposed Otay Ranch Village 14 and Planning Areas 16/19 Land Exchange
Alternative (Land Exchange Alternative) located within the County of San Diego. Potential air
quality impacts are evaluated for their significance based on the criteria provided in the County of
San Diego’s Guidelines for Determining Significance — Air Quality (County of San Diego 2007).

This introductory section provides a description of the Land Exchange Alternative. Section 2,
Existing Conditions, presents the relevant existing setting in the context of air quality, climate
and meteorology, regulatory setting, and background air quality. Section 3, Significance Criteria
and Analysis Methodologies, outlines the thresholds of significance applied in the analysis and
methodology and assumptions used in the construction and operational emissions analysis.
Section 4, Project Impact Analysis, evaluates the Land Exchange Alternative’s potential to result
in a significance air quality impact per the thresholds identified in Section 3. A summary of the
recommended project design features, impacts, and mitigation measures is presented in Section
5. Section 6, References, includes a list of the references cited, and Section 7, List of Preparers,
includes a list of those who prepared this technical report.

1.2 Project Description
1.2.1 Overview and Background

This technical report provides a project-level analysis of the Land Exchange Alternative (defined
below) for inclusion in the Otay Ranch Village 14 and Planning Areas 16/19 Environmental
Impact Report (EIR). The regional location is shown in Figure 1, Regional Map.

The Land Exchange Alternative is located within Otay Ranch Village 14 and Planning Areas
16/19 in the Proctor Valley parcel of Otay Ranch as shown on Figure 2, Vicinity Map.
Village 14 and Planning Areas 16/19 are part of the larger Otay Ranch, an approximately
23,000-acre master-planned community in southern San Diego County designed as a series
of villages and planning areas.

The Land Exchange Alternative proposes 1,530 homes within a Development Footprint that is
limited to Proctor Valley Village 14. The majority of Planning Areas 16/19 would be converted
to Multiple Species Conservation Program (MSCP) and Otay Ranch Resource Management Plan
(RMP) Preserve and would not be developed.
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The following describes the major components and characteristics of the Land
Exchange Alternative.

1.2.2 Definitions
“County.” The “County” is the County of San Diego and its associated jurisdictional area.

“Land Exchange Area.” As indicated above, the “Land Exchange Area” is located within Otay
Ranch Village 14 and Planning Areas 16/19, as depicted in Figure 3, Site Utilization Plan. The
total Land Exchange Area covers approximately 2,387 acres, of which the applicant owns 1,294
acres, the state owns approximately 1,053 acres, and 39.9 acres are for off-site improvements.

Within the Land Exchange Area, there are 1,003 acres in Village 14 and 1,345 acres in Planning
Areas 16/19. Off-site improvements would include Proctor Valley Road and related utilities in
South Village 14 and Central Village 14. The state’s ownership is included in order to process a
General Plan Amendment to remove existing approved Otay Ranch General Development
Plan/Otay Subregional Plan (GDP/SRP) County General Plan development land uses and
convert these acres to MSCP/Otay Ranch RMP Preserve.

“Land Exchange Alternative” The Land Exchange Alternative would limit development to
Otay Ranch Village 14 and convert the majority of development approved by the Otay Ranch
GDP/SRP in Planning Areas 16/19 to MSCP and Otay Ranch RMP Preserve. The Land
Exchange Alternative assumes the completion of a Land Exchange Agreement with the State
of California and a simultaneous boundary adjustment to the MSCP and Otay Ranch RMP
Preserve systems.

Specifically, the Land Exchange Alternative proposes to do the following:

e Exchange 278 acres owned by the state in Village 14 for 278 acres owned by the
applicant in Planning Area 16.

e Change MSCP and Otay Ranch RMP Preserve boundaries via a boundary adjustment
where approximately 169.8 acres in Planning Areas 16/19 would be converted to Otay
Ranch RMP Preserve, 142.3 acres in Village 14 would be converted to Otay Ranch
Preserve, and 43.6 acres in Village 14 would be converted to Development Footprint, for
a net increase in Otay Ranch RMP Preserve of 268.5 acres.
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After implementation, the Land Exchange Alternative land plan is depicted in Figure 3, Site
Utilization Plan. The Land Exchange Alternative would involve a Specific Plan, General Plan
Amendments, EIR, Rezone, Tentative Map, the Otay Ranch RMP Amendment, and County
MSCP Subarea Plan South County Segment Boundary Adjustment.

Village 14. Village 14 as referred to herein is a discrete subset of the Land Exchange Alternative
and reflects that portion located exclusively within Village 14, as depicted in Figure 3. The
majority of the technical reports focus on Village 14, since this is where development is planned.

Off-Site Improvements. Off-site improvements, as referred to herein, include the following:
Proctor Valley Road, including all utilities and trails, and an off-site sewer pump station and off-
site sewer facilities to connect to the Salt Creek Interceptor.

Proposed Specific Plan
Summary

The adopted Otay Ranch GDP/SRP requires the preparation of a Site Utilization Plan that
describes the land uses. Figure 3 depicts the proposed Site Utilization Plan for the Land
Exchange Alternative. Additionally, Table 1 quantifies the land uses.

The Land Exchange Alternative would include approximately 511 acres designated for 1,530
homes, 1,124 of which would be traditional single-family homes, 283 would be single-family
age-restricted, and 123 would be multi-family homes, as indicated in Table 1. Eighteen
neighborhoods are planned, with approximate densities ranging from 1.5 to 15.0 dwelling units
per acre. The age-restricted neighborhoods would be gated, as would four of the single-family
neighborhoods situated on the largest lots.

Village 14 in the Land Exchange Alternative is planned around a centrally located Village Core.
Higher-density residential uses would be adjacent to the Village Core, with single-family
residential radiating out in decreasing density. The Village Core would be composed of the
Neighborhood Center, which would include an 8-acre elementary school, a 4-acre Village Green
(public park), a 3-acre Mixed Use Site with up to 15,000 square feet of commercial/retail uses
and 54 multi-family homes, and a 2-acre Village Square Community Facility. The Village Core
would also include a 2-acre public safety site for a fire station and sheriff’s storefront facility,
and 69 multi-family townhomes located adjacent to the public safety site.

The Land Exchange Alternative is designed around an active lifestyle and wellness recreation
theme, and would includes an extensive park and recreation system including four public parks
totalingl3 acres, as depicted in Figure 3. The remaining private recreation facilities would
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include three private swim clubs, a senior activity center, the Village Square Community
Facility, and numerous pocket parks totaling approximately 9 acres. Approximately 4.6 miles of
Community Pathway are proposed on Proctor Valley Road. Approximately 3 miles of Park-to-
Park Loop would connect to the regional pathway.

After implementing the proposed land exchange agreement, MSCP and RMP Preserve boundary
adjustment, and General Plan Amendment, the Land Exchange Area would include 1,749 acres
of land for MSCP and Otay Ranch RMP Preserve, consisting of 404 acres in Proctor Valley
Village 14 and 1,345 acres in Planning Areas 16/19.

Circulation and Access

Under the Land Exchange Alternative, regional access to Village 14 would be provided by State
Route (SR) 125, located approximately 3 miles to the west. Interstate (I) 805, approximately 8
miles to the west, provides secondary north/south access. SR-54, located approximately 6 miles
to the northwest, connects to SR-125 and 1-805 and provides regional east/west access.

Proctor Valley Road would provide the main access to Village 14. Five roundabouts would
identify the entrance into each residential area and provide traffic calming at key internal
intersections. The internal circulation plan also includes a series of collectors and residential
streets to provide access to the residential neighborhoods.

Proctor Valley Road is planned as a two-lane road and is designated as a scenic corridor. The
Land Exchange Alternative includes an Otay Ranch GDP/SRP amendment to the classification
of Proctor Valley Road from a Four-Lane Major to a Two-Lane Light Collector. The northern
connection of Proctor Valley Village 14 to Jamul would be in the alignment of the existing
partially improved Proctor Valley Road and would be paved provide both public access and
secondary emergency access to both communities.

The Lane Exchange Alternative’s circulation plan incorporates vehicular and non-vehicular
modes of transportation to create an integrated system of roads, bike lanes, trails, pathways,
and sidewalks.

Options

The Land Exchange Alternative includes three options for internal circulation: the Proctor Valley
Road North Option, the Preserve Trails Option, and the Perimeter Trail Option. The Land
Exchange Alternative EIR assesses each of these options and their respective impacts. Each of
the options summarized below. For detailed descriptions with exhibits, see the Specific Plan
Section VIII, Internal Circulation Options (RH Consulting 2018).
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Proctor Valley Road North Option: The Proctor Valley Road North Option applies to Proctor
Valley Road street section 10 at the northerly edge of Village 14. Street section 10 would be
replaced with street section 10B to provide for two dedicated bike lanes (one on each side of the
road), instead of the “sharrows”* proposed in the Land Exchange Alternative. Note that street
section 10A provides a transition section at the northerly property boundary and does not change
in this scenario. Generally, the Proctor Valley Road North Option would increase the right-of-
way width from 40 feet to 48 feet.

Preserve Trails Option: The Preserve Trails Option consists of two segments of existing,
disturbed trails. These segments would be located within the Otay Ranch RMP Preserve. The
Preserve Trails Option includes segments “A” and “B,” as identified in the Otay Ranch
GDP/SRP, which are also identified as segments 52 and 49 in the County of San Diego’s
Community Trails Master Plan (CTMP) (County of San Diego 2005). Segment “A”/“52” is
4,450 lineal feet, generally located at the northern terminus of Village 14 and extending northeast
through the on-site Otay Ranch RMP Preserve to the eastern edge of the Echo Valley loop
(CTMP Trail 53). Segment “B”/”49” is approximately 3,100 lineal feet and is located between
South and Central Village 14, along an existing, historic ranch road. This trail is located within
the on-site Otay Ranch RMP Preserve and bisects regional wildlife corridor R1. The Preserve
Trails Option would retain these portions of trails in their existing conditions, which meet the
CTMP primitive trail standard. No improvements to these Preserve trails are planned.

Perimeter Trail Option: The Perimeter Trail Option is an approximately 4.5-mile perimeter trail
located within the Development Footprint of Village 14. The Perimeter Trail Option would be
situated primarily within the Otay Ranch RMP 100-foot Preserve Edge. The Perimeter Trail
Option is designed to CTMP primitive trail standards, and the trail tread would vary from 2 to 6
feet wide. Due to topography, trail grades range from 2% to the maximum grade allowed of
30%. The Perimeter Trail Option requires the construction of approximately 5,200 lineal feet (1
mile) of 5- to-7-foot-high retaining walls due to steep topography and drainage constraints. The
Perimeter Trail Option would be graded as part of overall project grading and would not
encroach into the Otay Ranch RMP Preserve. The perimeter trail would be accessed at public
parks and trailheads and would be maintained by the County of San Diego.

These options have been evaluated and are discussed herein.

4 Sharrows are road markings that guide bicyclists to bike routes between neighborhoods and alert motorists to
the presence of bicyclists within the shared travel lane.
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1.2.3 Proposed Specific Plan
Summary

The adopted Otay Ranch GDP/SRP requires preparation of a Site Utilization Plan that describes
land uses. Figure 3 depicts the proposed Site Utilization Plan for the Land Exchange Alternative.
Table 1, Land Use Summary, quantifies the land uses.

The Land Exchange Alternative would include approximately 517 acres designated for 1,530
homes, 1,124 of which would be traditional single-family homes, 283 would be single-family
age-restricted homes, and 123 would be multi-family homes, as indicated in Table 1. Eighteen
neighborhoods are planned, with approximate densities ranging from 1.5 to 15.0 dwelling units
per acre. The age-restricted neighborhoods would be gated, as would four of the single-family
neighborhoods situated on the largest lots.

Village 14 in the Land Exchange Alternative is planned around a centrally located Village Core.
Higher-density residential uses would be adjacent to the Village Core, with single-family
residential radiating out in decreasing density. The Village Core would be composed of the
Neighborhood Center, which would include an 8-acre elementary school site, a 4-acre Village
Green (public park), a 3-acre mixed-use site with up to 15,000 square feet of commercial/retail
uses and 54 multi-family homes, and a 2-acre Village Square Community Facility. The Village
Core would also include a 2-acre public safety site for a fire station and satellite sheriff’s facility,
and 69 multi-family townhomes located adjacent to the public safety site.

The Land Exchange Alternative is designed around an active lifestyle and wellness recreation
theme, and would include an extensive park and recreation system, including four public parks
totaling 13 acres, as depicted in Figure 3. The remaining private recreation facilities would
consist of three private swim clubs, a senior activity center, the Village Square Community
Facility, and numerous pocket parks totaling approximately 9 acres. Approximately 4.6 miles of
commun