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1.0 - INTRODUCTION

This document is a Final Environmental Impact Report (Final EIR), which provides a review and
analysis of the potential environmental impacts that could result from implementation of the
proposed Lotus Ranch project. In accordance with CEQA Guidelines Section 15002, an EIR is
the public document used by the governmental agency to analyze the significant environmental
effects of a proposed project, to identify the alternatives, and to disclose possible ways to reduce
or avoid the possible environmental damage. The EIR itself does not control the way in which a
project can be developed or constructed; rather, the governmental agency must respond to the
information contained in the EIR by one or more of the seven methods outlined in Section
15002(h) which include:

1. Changing a proposed project;

2. Imposing conditions on the approval of the project;

Adopting plans or ordinances to control a broader class of projects to avoid the
adverse changes;

Choosing an alternative way to meet the same need;

Disapproving the project;

Finding that changing or altering the project is not feasible;

Finding that the unavoidable significant environmental damage is acceptable as
provided in Section 15093.

w

No ok

The Final EIR, in compliance with Section 15132 of the State CEQA guidelines, includes the
following:

The Draft EIR was distributed on October 27, 2015 for the standard 45-day public review period
that concluded on December 10, 2015. A Notice of Availability was published at the Imperial
County Clerk Recorder’s Office, at ElI Centro City Hall, and in the Imperial Valley Press, a
newspaper of general circulation.

1.1 FINAL EIR

Section 2.0 — Executive Summary

The Executive Summary includes a brief project description; summary of significant impacts and
mitigation measures; a summary of project alternatives; areas of controversy; and issues to be
resolved by the City of El Centro City Council.

Section 3.0 — Response to Comments

Section 3.0 includes the comments received on environmental issues raised during the public
review process for the Draft EIR as well as the responses to comments. Each comment is
assigned a comment number, which corresponds to a response number and response that appear
on the same page.
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Section 4.0- Mitigation Monitoring and Reporting Program

Section 4.0 includes the Mitigation Monitoring and Reporting Program (MMRP). The purpose of
the program is to ensure that the mitigation measures required by the Environmental Impact
Report (EIR) for the City’s requested actions are properly implemented. The City will monitor
the mitigation measures for construction and operation of the project. The Mitigation
Monitoring Checklist provides a mechanism for monitoring the mitigation measures in
compliance with the EIR.

1.2 DRAFT EIR AND APPENDICES

The Draft EIR that was previously circulated for public review is an integral element of the Final
EIR. This version of the Draft EIR and Appendices includes the errata and revisions in strike-
out/underline format, which were developed in response to comments received during the Draft
EIR public review period.

The Final EIR is an informational document only. The Final EIR will be used by the City
Council, Planning Commissioners, City staff, and decision-makers of other affected agencies or
responsible agencies as an informational document for the proposed application in connection
with the future development of the Lotus Ranch project. The Final EIR is anticipated to cover
the following discretionary actions:

e Annexation from County of Imperial to City of El Centro, subject to LAFCO approval;
e Prezone of R1, Residential pursuant to the City of EI Centro Zoning Ordinance;

e Tentative Subdivision Map approval;

e Site Plan Review; and

e Construction and operation of residences and a public park on the site, as well as the requisite
infrastructure improvements.

Other agencies may use the information contained in this EIR when considering issuance or
authorization of the requisite permits for construction of the specific development projects
addressed herein.
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2.0 - EXECUTIVE SUMMARY

2.1 PROJECT SYNOPSIS
2.1.1 Location

The site of the proposed project is located in the southeastern portion of the State of California
approximately 13 miles from the United States/Mexico international border. The site is currently
within unincorporated land in the south-central portion of the County of Imperial (See Figure 2-1
in the Draft EIR). The site abuts the southern incorporated boundary of the City and is within
the City’s adopted Sphere of Influence boundaries.

The project site is bound by Interstate 8 (I-8) to the north, the Lotus Canal and Drain in the west,
La Brucherie Avenue and the Dahlia Canal in the east, and active agricultural land to the south
(See Figure 2-2 in the Draft EIR). Access to the site is provided by La Brucherie Avenue. The
site comprises two existing legal lots: County Assessor Parcel Numbers 052-280-021 and 052-
380-030. These lots make up a portion of tracts 58 and 61, Township 16 South, Range 13 East,
San Bernardino Base and Meridian.

The surrounding properties consist of 1-8, Southwest High School, and rural residences to the
north; agricultural land, specifically hay storage yard/cattle feed yard to the south; the Farmer
Estates Subdivision (which includes single-family homes that are completed and others that are
currently under construction to the east); and agricultural land to the west. The Lotus Canal and
Drain, facilities of the Imperial Irrigation District, run parallel to each other on the western
boundary of the project site. La Brucherie Road marks the eastern boundary of the site.

The site is bordered to the north by the City’s LU (Limited Use Zone, County’s R-1-U (Single-
Family Residential-Urban) and A1-L2U (Limited Agriculture) zones; to the west by County
A2U (General Agriculture — Urban) zone; to the east by the City’s R-1, (Single-Family
Residential) and County’s A2U zone; and to the south by the County’s A3 (Heavy Agriculture)
zone. Currently, the project site is fallowed, and within unincorporated land of the county and
designated Urban Area. Per the City’s General Plan the land use designation for the site is low-
density residential.

2.1.2 Project Description

The project proposes annexation of an approximately 213-acre area from the County to the City,
subdivision of the existing lots, and construction and occupation on those lots of a 609-unit
single-family residential development and one park consisting of £10.8 acres. G-MAC
Development has prepared a tentative subdivision map. Detailed descriptions of these aspects of
the project are provided.
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Project implementation requires the following agency approvals: 1) approval by LAFCO for
annexation of the site from the County of Imperial to the City; 2) establishment of a pre-zone of
R1 Residential under the City Zoning Ordinance; and 3) City approval of a tentative subdivision
map to allow the construction of 609 single-family residential lots and public park on the
approximately 213-acre site. Annexation and pre-zone to R1 residential of the two “out parcels”
adjacent to La Brucherie Avenue is included as part of the project.

To prepare the site for development, all structures existent within the site’s boundaries would be
demolished. Structures to be demolished include a single-family residence and several accessory
buildings located along the site’s eastern boundary and north of an existing east-west dirt road
(future alignment of Wake Avenue). There are two additional single-family residences and
accessory structures located along the site’s eastern boundary and south of an existing east-west
dirt road (future alignment of Danenberg Drive). The residences are not within the project
boundaries and would not be demolished as part of the project; however, two structures
accessory to the northern of these two residences are within the project boundaries and would be
demolished. Grading would be conducted to create building pads for the residential lots and the
park; however, grading is anticipated to be minimal due to the site’s flat topography.

Residential

The residential component of the proposed project would entail construction and occupation of
609 single-family detached residential units on approximately 174 acres of the 213-acre site. Lot
sizes would range from approximately 7,200 square feet (sf) to approximately 19,411 sf, with an
average lot size of 8,494 sf. Residences would vary between one and two levels and would be
consistent in size and appearance with existing and planned residences in the vicinity of the site.
Each lot would feature a garage and landscaped yards. According to the phasing map, the
proposed residences would be constructed in three (3) phases.

Public Park

One park consisting of £10.8 acres would be constructed on the site. The park would consist of
public-use facilities consisting of grass play areas and play equipment for children, with
restrooms, drinking fountains, and security lighting provided. The project applicant will
construct the park, but be owned, operated, and maintained by the City of El Centro.

Infrastructure

Infrastructure improvements, including roadways, sewer and water lines, and gas/electric
connections, will be installed as part of the project. A grid of roads and cul de sacs to be
constructed as part of the project and maintained by the City would serve the project. The street
system would be connected to the existing and planned City street system. Access will be
provided by the north/south route of La Brucherie Avenue and the east/west routes of Wake
Avenue, Danenberg Drive, and Manuel Ortiz Avenue.
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The project entails widening a segment of La Brucherie Avenue, which is currently paved within
the project area. The existing pavement between 1-8 and Wake Avenue would be widened to
align with the proposed expanded intersection at Wake Avenue and La Brucherie Avenue. The
existing pavement between Wake Avenue and the future alignment of Manuel Ortiz Avenue (the
project’s southern boundary) would be replaced to a width of approximately 60 feet. Concrete
sidewalks and storm water gutters would be constructed along the western side of the roadway,
and streetlights installed at regular intervals. Wake Avenue, Danenberg Drive, and Manuel Ortiz
Avenue would be paved throughout the project limits and connected with existing and planned
alignments extending to adjacent parcels, with sidewalk and utility improvements incorporated.
Eighteen additional roads would be constructed with cul de sac terminations and would only
serve the project residences.

Sewer, water, and storm drain pipes would be installed beneath the project roadways for service
of the project residences. Infrastructure will include a sewage lift station in the northeast portion
of the site and stormwater pump stations in the north-central and northeastern portions of the site.

The Lotus Canal and Drain, facilities of the Imperial Irrigation District (11D), run parallel to each
other on the western boundary of the project site. These features are part of the large-scale
agricultural irrigation and drainage system serving the region. The project will entail
undergrounding of the Lotus Drain and the installation of a series of storm drains and stormwater
treatment systems to manage stormwater flow from the project site and integrate the project with
the larger 11D drainage system. Undergrounding of the Lotus Drain would require grading work
in this portion of the site.

Storm Water Detention Basins

The proposed subdivision would create three detention basins along the site’s western and northern
boundary. These lots would encompass 16.5 total acres. Drainage flow from the site would be
directed toward these lots, which would slow storm flows during heavy storm events. The lots
would also be available to the public for recreational use, and would be operated or maintained by
the City Parks and Recreation Division. The basins would also buffer the project’s residential uses
from the Lotus Canal to the west and I-8 to the north. These storm water treatment systems may be
used to comply with the City’s Storm Water Ordinance and MS4 requirements.

2.1.3 Land Uses

The project is proposed on currently inactive agricultural land that has been fallowed for a year.
The site is within unincorporated land of the County and designated Urban Area in the County
General Plan. The project site is currently designated as Low Density Residential by the El
Centro General Plan.

Low Density Residential

The Low Density Residential land use designation would allow the single-family residential
development proposed for the majority of the site. According to the Land Use Element of the El
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Centro General Plan, the Low Density Residential designation allows for single-family detached
units, modular homes, accessory dwelling units, mobile home parks, and other compatible uses
to serve the needs of single-family residential neighborhoods. The minimum lot size under this
designation is 7,200 square feet. The project proposes 609 single-family dwelling units with lots
sizes ranging from 7,200 square feet to 19,411 square feet are proposed. The overall average lot
size proposed is approximately 8,494 square feet.

2.1.4 Zoning

The project site is currently designated A2U (General Agriculture — Urban) by the County
Zoning Ordinance, which would be negated by the proposed annexation from the County to the
City. The project proposes a City pre-zone designation of R1 Residential (Single-Family
Residential), in accordance with the City’s Zoning Ordinance.

2.2 SUMMARY OF SIGNIFICANT EFFECTS WITH MITIGATION MEASURES

Significant direct (i.e., not cumulative) environmental impacts are discussed and analyzed in
detail in Section 4 of the Draft EIR. Significant cumulative impacts are discussed in Section 7 of
the Draft EIR. Technical reports were prepared to determine potential impacts to air quality,
biological resources, greenhouse gas emissions, hydrology/water quality, transportation/traffic,
and noise; their findings have been incorporated into this document, and copies of the reports are
provided as Appendices A-H of the Draft EIR.

Project implementation would result in significant direct impacts to agriculture resources, air
quality, biology, greenhouse gas emissions, hydrology/water quality, transportation/traffic, noise,
and public services. The proposed project will also contribute considerably to significant
cumulative impacts to agricultural resources, air quality, greenhouse gas emissions, public
services, noise, and traffic. Table S-1, Matrix of Significant Impacts and Mitigation Measures of
the Draft EIR presents a matrix of potentially significant impacts associated with the proposed
project along with mitigation measures that will reduce or avoid the significant impacts. All
impacts can be mitigated by measures listed in the Draft EIR and reduced to less-than-significant
levels.

2.3 ENVIRONMENTALLY PREFERRED PROJECT ALTERNATIVE

Two alternatives to the proposed project are considered in Section 5 of the Draft EIR: the School
Site Alternative and No Project Alternative.

Section 5 identifies the School Site Alternative as the environmentally superior alternative.
Although both the proposed project and the School Site Alternative have similar impacts, the
location of a K-6 school site in the future residential neighborhood will reduce impacts to traffic
and could promote smart growth principals for walking and biking. These would be
accomplished by having a school and park in close proximity to the residential neighborhoods.

Under the No Project Alternative, the site would not be developed and would remain agricultural
land. The No Project Alternative would eliminate all potential environmental impacts associated
with the implementation of the Proposed Project and the School Site Alternative.
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Although the No Project Alternative would avoid the significant environmental impacts
associated with both the Proposed Project and School Site Alternative, the No Project Alternative
would not meet any of the project objectives identified in Section 2.2 of the Draft EIR.

2.4 AREAS OF CONTROVERSY

As defined by Section 15123(b)(2) of the California Environmental Quality Act (CEQA)
Guidelines, certain areas of controversy have been raised by agencies, organizations, and the
public through Notice of Preparation (NOP) comment letters (Appendix 1). Comments have
been received regarding potential impacts to agriculture, traffic, air quality, fire, public services,
schools, storm water pollution prevention, water supply, and biological resources.

2.5 INTENDED USES OF THIS EIR

This EIR document provides analysis of the environmental impacts associated with:

e Annexation from County of Imperial to City of El Centro, subject to LAFCO approval;

e Prezone to R1 (Single Family Residential), Residential pursuant to the City of El Centro
Zoning Ordinance;

e Tentative Subdivision Map approval;
e Site Plan Review; and

e Construction and operation of residences and a public park on the site, as well as the requisite
infrastructure improvements.

Any future ministerial or discretionary approvals that are required will be subject to
environmental regulations and policies in effect at the time approvals are requested.
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3.0 - RESPONSES TO COMMENTS

During the 45-day public review period, commencing October 27, 2015 through December 10,
2015, nine letters of public comment were received. Each of the letters received during the
public review period is reprinted in the following section along with the corresponding written
responses from the City of ElI Centro. Where revisions to the Draft EIR were required, those
changes have been indicated in the responses, and modifications were made accordingly in the
text of the final Draft EIR in strike-out/underline format. The following list of agencies,
organizations and individuals responded with comments on the Draft EIR:

STATE AGENCIES

e California Department of Conservation, Division of Land Resource Protection, Molly
Penberth, Manager, Conservation Support Unit, 12/07/15

e California Department of Transportation, District 11, Division of Planning, Jacob
Armstrong, Branch Chief, Development Review Branch, 11/19/15

COUNTY/CITY AGENCIES

e County of Imperial Public Health Department, Alphonso Andrade, Environmental Health
Control Specialist I, 11/25/15

e Imperial County Agricultural Commissioner’s Office, Connie Valenzuela, Agricultural
Commissioner, 12/07/15

e Imperial County Air Pollution Control District, Belen Leon, APC Administrative Analyst
11, 12/04/15

e Imperial County Local Agency Formation Commission, Jurg Heuberger, Executive
Officer, 11/17/15

e Imperial Irrigation District, Donald Vargas, Environmental Regulatory Compliance
Administrator, 12/01/15

OTHER ORGANIZATIONS

e El Toro Export, LLC, William Plourd, President/C.E.O., 12/04/15
e McCabe Union School District, Laura Dubbe, Superintendent, 12/07/15
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Letter of Comment Response to Comment

Respectfully Submitted,

Belen Leon
APC Administrative Analyst Il

Cc: Brad Poiriez
Monica Soucier
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4.0 — MITIGATION MONITORING AND REPORTING
PROGRAM

The purpose of the program is to ensure that the mitigation measures required by the
Environmental Impact Report (EIR) for the City’s requested actions are properly implemented.
The City will monitor the mitigation measures for construction and operation of the project. The
Mitigation Monitoring Checklist provides a mechanism for monitoring the mitigation measures
in compliance with the EIR. General guidelines for the use and implementation of the
monitoring program are described below.

PURPOSE OF THE MONITORING AND REPORTING PROGRAM

The purpose of the program is to ensure that the mitigation measures required by the
Environmental Impact Report (EIR) for the City’s requested actions are properly implemented.
The City will monitor the mitigation measures for construction and operation of the project. The
Mitigation Monitoring Checklist provides a mechanism for monitoring the mitigation measures
in compliance with the EIR. General guidelines for the use and implementation of the
monitoring program are described below.

MITIGATION MONITORING CHECKLIST

The Mitigation Monitoring Checklist is organized by categories of environmental impacts, (e.g.,
Air Quality, Biological Resources, Cultural Resources, etc.). The checklist identifies the
implementation schedule; the responsible party for implementing the measure; the monitoring
mechanism; and the required monitoring and reporting frequency. A description of these items
is provided below.

Schedule for Implementation. The mitigation measures required for the project will be
implemented at various times as construction proceeds and during operation. Some measures
must be implemented before or during construction activities, while others must be implemented
on completion. For each mitigation measure, the implementation schedule is identified.

Monitoring Responsibility. The Monitoring Responsibility explains who will ensure that the
mitigation measures are properly implemented is identified for each mitigation measure. The
City of El Centro shall be responsible for either monitoring each measure, or delegating to an
agency or party at their discretion.

Monitoring Mechanism. Verification columns are provided for use by monitoring staff to
ensure that measures are included on implementing maps and later installed on site.

Compliance Monitoring and Reporting. Subheadings within this column identify the
frequency of required monitoring and reporting.

Mitigation Monitoring and Reporting Program Lotus Ranch Final EIR
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Schedule for Monitoring
Impact Mitigation Measure Implementation Responsibility
DIRECT IMPACTS
Agricultural Resources
AGR 1 The proposed project could | AGR 1.1  The layout of the project site is designed to reduce | Prior to issuance of | City of El
potentially create land use conflicts with | potential land use conflicts between the proposed single-family | Final Map Centro
the adjacent agricultural properties, | homes and adjacent agricultural lands by creating a “buffer
particularly ~ the  cattle  feedlot | zone” between the homes and the farmland. This buffer zone
immediately south. consists of stormwater detention basins located on the west side
of the site that also serve as open space for the residents. To the
south, Manuel Ortiz Avenue buffers the residences from El Toro
Export.
. . Prior to issuance of | City of El
A_GR 1.2 The_development shall include the construction of a | Fina Map Centro
six (6) foot barrier fence or wall to further separate the southern-
most residences from Manuel Ortiz Avenue and the El Toro
Export facilities located south.
AGR 1.3 To reduce the risk of fires on the hay storage facility | Prior to certificate | City of El
immediately south, the City should enact an ordinance | Of occupancy Centro
prohibiting the use of fireworks and open fires on the project
site.
AGR 1.4 To reduce potential conflicts with future residents
and existing agricultural operations, and to advise future
residents of potential agricultural impacts (traffic, odor, noise,
etc.), the Applicant will be required to comply with the “Right
to Farm Ordinance” and include an advisory notice on the Title
for future purchasers.
Air Quality
AQ 1 Construction-related activities AQ 1.1 Standard mitigation measures for construction Prior to City of El
are temporary, short-term sources of air | equipment. Construction Centro and
emissions that include fugitive dust from . Maintain all construction equipment in proper ICAPCD
grading activities; construction tune according to manufacturer’s
equipment exhaust; and construction- specifications.
related trips by workers, delivery trucks, e Fuelall off-road and portable diesel powered
and material-hauling trucks that will equipment, including but not limited to
have a potentially significant impact on bulldozers, graders, cranes, loaders, scrapers,
the environment. backhoes, generator sets, compressors,
auxiliary power units, with ARB certified
motor vehicle diesel fuel.
. Maximize to the extent feasible, the use of
diesel construction equipment meeting the
ARB’s 1996 or newer certification standard for
off-road heavy duty diesel engines.
. Install diesel oxidation catalyst (DOC),
catalyzed diesel particulate, or other District-
approved emission reduction retrofit devices.
AQ 1.2 Standard mitigation measures for PM;, control. Priorto City of El
e The entire site shall be pre-watered for 48 Construction Fg&g%aD”d

hours prior to clearing and grubbing.

. Reduce the amount of disturbed area where
possible.

e Water at least twice daily or otherwise stabilize
all active construction areas.

e All dirt stockpile areas should be sprayed daily
as needed.

. Pave, apply water three times daily, or apply
non-toxic soil stabilizers on all unpaved access
roads, parking areas and staging areas at
construction sites.

. Haul trucks shall cover loads or maintain at
least 6 inches of freeboard when traveling on
public roads.




Impact

Mitigation Measure

Schedule for
Implementation

Monitoring
Responsibility

AQ 2 Operational emissions are
projected to be less than the applicable
thresholds for all pollutants except ROG
after construction of Phase 2 and total
buildout. Emissions of ROG are due to
mobile sources, the use of fireplaces,
and the use of consumer products
associated with the project. Impacts
would be potentially significant

Pre-moisten, prior to transport, import and
export materials that have a silt content of 5
percent or greater. Water all materials with a
silt content of 5 percent or greater with a spray
bar or cover trucks hauling dirt, sand, or loose
materials. Empty trucks and trucks carrying
asphalt material are excluded from this
requirement.

Sweep streets at the end of each day if visible
soil material is carried onto streets, or wash off
truck and equipment leaving site.

AQ 1.3 Discretionary mitigation measures for PMy, control.

Use water trucks or sprinkler systems in
sufficient quantities to prevent airborne dust
from leaving the site. When wind speeds
exceed 15 mph the operators shall increase
watering frequency.

Apply chemical soil stabilizers or apply water
to form and maintain a crust on inactive
construction areas (disturbed lands within
construction projects that are unused for at least
four consecutive days).

Apply non-toxic binders (e.g. latex acrylic
copolymer) to exposed areas after cut and fill
operations and hydro-seeded areas.

Plant vegetative ground cover in disturbed
areas as soon as possible and where feasible.
Cover or apply water or chemical suppressants
to form and maintain a crust on inactive storage
piles.

All roadways, driveways, sidewalks, etc. to be
paved should be completed as soon as possible.
In addition, building pads should be laid as
soon as possible after grading unless seeding or
soil binders are used.

Vehicle speed for all construction vehicles shall
not exceed 15 mph on any unpaved surface at
the construction site.

Install wheel washers, rumble gates, provide a
gravel pad, or pave the area where vehicles
enter and exit unpaved roads onto streets; or
wash off trucks and equipment leaving the site.

AQ 2.1 Standard Site Design Measures.

Use water trucks or sprinkler systems in
sufficient quantities to prevent airborne dust
from leaving the site. When wind speeds
exceed 15 mph the operators shall increase
watering frequency.

Link cul-de-sacs and dead-end streets to
encourage pedestrian and bicycle travel.
Allocate easements or land dedications for
bikeways and pedestrian walkways.

Provide continuous sidewalks separated from
the roadway by landscaping and on-street
parking. Adequate lighting for sidewalks must
be provided, along with crosswalks at
intersections.

Incorporate energy efficiency measures which
meet mandatory, prescriptive and/or
performances measures as required by Title 24

AQ 2.2 Require all fireplaces to be natural gas.

Prior to
Construction

Prior to
Construction

Prior to issuance of

City of El
Centro and
ICAPCD

City of El
Centro and
ICAPCD

City of El




Schedule for Monitoring
Impact Mitigation Measure Implementation Responsibility
e If the project design includes fireplaces, no building permit Centro and
wood-burning fireplaces shall be installed; ICAPCD
rather, all fireplaces shall be natural gas
Biological Resources
BIO 1 The project would disturb BIO 1.1 Pre-construction surveys will be required at least 14 Prior to City of El
land that contains active burrowing owl | days prior to ground disturbance to detect the presence of Construction Centro and
burrows. burrowing owls and inform avoidance actions. These surveys CDFW
will include all areas where suitable habitat is present within the
survey area.
BI1O 1.2 The burrow exclusion and closure technique will apply | Prior to City of El
to culverts being used as burrows along the southern boundary | Construction Centro and
of the southern parcel. CDFW
B10 1.3 Formal consultation with CDFW will be required in to | Prior to City of El
develop the appropriate mitigation plans which could include Construction Centro and
actions such as translocation of burrowing owls, artificial CDFW
burrow construction, and/or habitat preservation.
Geology and Soils
GEO1 Soilunderlying the sittemay | GEO1 A site-specific geotechnical investigation shall be Prior to issuance of | City of El
be subject to seismically induced prepared to locate and evaluate on-site soils with the potential grading permit Centro
liquefaction, which could present for liquefaction. Such investigation would detail the design
hazardous conditions. requirements to account for any potential liquefaction
conditions.
GEO?2 Soil underlying the site may | GEO2 A site-specific geotechnical investigation shall be Prior to issuance of | City of El
be subject to seismically induced prepared to locate and evaluate on-site soils with the potential grading permit Centro
subsidence, which could present for subsidence. Such investigation would detail the design
hazardous conditions. requirements to account for any potential subsidence conditions.
GEO3  Soil underlying the site may | GEO3  Asite-specific geotechnical investigation shall be Prior to issuance of | City of El
possess expansive qualities, which could | prepared to locate and evaluate on-site expansive soils. Such grading permit Centro
present hazardous conditions on the site. | investigation would detail the design requirements to account
for any potential expansive conditions.
Hydrology/Water Quality
HYD1 Impacts to Surface Water HYD 1.1 Comply with NPDES General Construction Permit Prior to issuance of | City of El
Quality and Groundwater Quality Due and City’s Stormwater Program. building permit Centro
to Construction Related Earth
Disturbing Activities and Construction- | HYD 1.2 Implement a Spill Prevention and Control Program Prior to issuance of | City of El
Related Hazardous Substances. building permit Centro
HYD 1.3 Implement Measures to maintain groundwater and Prior to issuance of | City of El
surface water quality. building permit Centro
HYD 2  Water quality impacts from HYD 2.1 Comply with NPDES General Construction Permit Prior to issuance of | City of El
construction below the water table. and City’s Stormwater Program. building permit Centro
HYD 2.2 Implement a Spill Prevention and Control Program Prior to issuance of | City of El
building permit Centro
HYD 2.3 Implement Measures to Maintain Groundwater or Prior to issuance of | City of El
Surface Water Quality building permit Centro
HYD 2.4 Provisions for Dewatering Prior to issuance of | City of El
building permit Centro




Impact

Mitigation Measure

Schedule for
Implementation
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Responsibility

Cumulative Air Quality

C-AQ 1 Emissions of ROG are C-AQ 1 The project would be required to implement all | Prior to issuance of | City of El
due to mobile sources, the use of standard mitigation measures as well as discretionary abuilding permit | Centro and
fireplaces, and the use of consumer | mitigation measures. The discretionary mitigation ICAPCD
products associated with the measure would require that all fireplaces be natural gas
project. Based on the estimates of as opposed to wood-burning.
the emissions associated with
cumulative projects, forecast
emissions are expected to contribute
to regional air quality background.
Cumulative Biological Resources
C-BIO 1 The project would have |C-BIO1.1 Take-Avoidance (Pre-Construction) Surveys. Pre- | Prior to City of El
a substantial adverse effect through | construction surveys will be required at least 14 days prior to Construction Centro and
habitat modifications on the _ground disturbance to dete_ct the presence of burrowing owls and CDFW
burrowing owl. !nform necessary take avo_ldance actions. These surveys will
include all areas where suitable habitat is present within the
survey area (CDFW 2012).
C-BIO 1.2 Burrow Exclusion and Closure. The CDFW 2012 | Prior to City of El
guidelines state “Burrow exclusion is a technique of installing Construction Centro and
one-way doors in burrowing openings during the non-breeding CDFW
season to temporarily exclude burrowing owls, or permanently
exclude burrowing owls and close burrows after verifying
burrows are empty by site monitoring and scoping.” Although
there were no formal burrows being used by the burrowing owls
detected on-site, the culverts are being used as burrows. The
burrow exclusion and closure technique will apply to these
culverts along the southern boundary of the southern parcel.
C-B1O 1.3 Formal consultation with CDFW will be required | Prior to City of El
in order to develop the appropriate mitigation plans for the Construction Centro and
Lotus Ranch project. Other mitigation measures such as CDFW
translocation of burrowing owls, artificial burrow construction,
and/or habitat preservation may be required.
Cumulative Traffic/Intersections/Highways
C-T1 Project traffic would causea | C-T1 The project applicant shall contribute a fair share Prior to issuance of | City of El
significant increase in delay at the (2.3%) towards the provision of an eastbound right-turn overlap | certificate of Centro
Imperial Avenue / Ocotillo Drive phase (RTOL) at the intersection of Imperial Avenue / Ocotillo | occupancy
intersection. Drive.
C-T2 Project traffic would cause a | C-T 2 The project applicant shall contribute a fair share (4.3%) | Prior to issuance of | City of El
significant increase in delay at the La towards signalizing the intersection of La Brucherie Avenue / certificate of Centro
Brucherie Avenue / McCabe Road McCabe Road and providing a dedicated left-turn lane at each occupancy
intersection. approach.
C-T3 Project traffic would causea | C-T 3 The applicant shall contribute a fair share (36.6%)
significant increase in volume/capacity | towards improving the currently constructed portion of Wake Prior to issuance of | City of El
ratio at the segment of Wake Avenue Avenue between La Brucherie Avenue and the future extension | certificate of Centro
from La Brucherie Avenue to Imperial of Imperial Avenue to City two-lane arterial standards and a fair | occupancy
Ave. share (12.4%) towards the construction of Imperial Avenue
between 1-8 and Wake Avenue.
C-T4 The applicant shall provide dedicated northbound Prior to issuance of | City of El
C-T4 The project could result in left-turn lanes and dedicated southbound right-turn lanes at the | certificate of Centro

significant operational impacts if proper
site access is not provided.

three proposed access points along La Brucherie Avenue and a
dedicated eastbound left-turn lane and a dedicated eastbound
right-turn lane on Danenburg Drive at La Brucherie Avenue.

occupancy
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Schedule for
Implementation
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Responsibility

Cumulative Noise

C-N1 Cumulative traffic noise C-N1 Mitigation measure N2, which addresses the direct Prior to issuance of | City of El
levels at the first row of homes facing I- | noise impacts assessed for the project, would adequately reduce | certificate of Centro

8 would exceed the City’s “Clearly cumulative traffic noise impact C-N 1. No additional mitigation | occupancy

Unacceptable” threshold of 75 dBA is required.

CNEL.

C-N2 Cumulative traffic noise C-N2 Mitigation measure N3, which addresses the direct Prior to issuance of | City of El
levels at the first row of homes facing noise impacts assessed for the project, would adequately reduce | certificate of Centro
La Brucherie Avenue would exceed the | cumulative traffic noise impact C-N 2. No additional mitigation | occupancy

City’s “Conditionally Acceptable” is required.

threshold of 60 dBA CNEL.

Cumulative Public Services

C-PS1 The City’s Fire Department C-PS1 Inaddition to the payment of development impact Prior to recordation | City of El
has insufficient resources to adequately | fees, developers of new projects south of 1-8 shall be required to | of final map Centro
service the combined demands of the pay a fair share contribution towards the construction of fire

proposed project and cumulative facilities and services south of 1-8.

projects.

C-PS 2 The project would result in C-PS 2 Mitigation measure C-PS 1, which addresses the Prior to recordation | City of El
significant public services impacts direct public service impacts assessed for the project, would of final map Centro

associated with the predicted increase in
enrollment at the McCabe Union School
District and the Central Union High
School District.

adequately reduce cumulative traffic noise impact C-PS 1. No
additional mitigation is required.




Schedule for Monitoring
Impact Mitigation Measure Implementation Responsibility
HYD 3  Increased amount of surface | HYD 3 Implement Best Management Practices to Maximize | During City of El
runoff and associated impacts to Storm Water Quality. Comply with City of El Centro storm Construction Centro
drainage facilities. water ordinance and MS4 requirements as specified by state
law.
Traffic
T1 Project traffic would cause a T 1 The project applicant shall signalize the intersection of La | Prior to issuance of | City of El
significant increase in delay at the La Brucherie Avenue / Wake Avenue and provide the following certificate of Centro and
Brucherie Avenue / Wake Avenue lane configurations (prior to the construction of 30 222 dwelling | occupancy County of
intersection. units): Imperial
Northbound: one (1) dedicated left-turn lane,
one (1) dedicated thru lane, one (1) dedicated
right turn lane
Southbound: one (1) dedicated left-turn lane,
two (2) dedicated thru lane, one (1) dedicated
right turn lane
Westbound: one (1) dedicated left-turn lane,
one (1) shared thru/right-turn lane
Eastbound: one (1) dedicated left-turn lane,
one (1) dedicated thru lane, one (1)
dedicated right turn lane
T2 The project would cause an T2 The project applicant shall coordinate with the ICTC to Prior to issuance | City of El
increase the need for public transit establish a bus stop curb pullout and location within and/or of certificate of Centro and
ser\_/ices to and from the proposed surrounding the site. occupancy County of
project site. Imperial
Noise
N1 Temporary, localized noise would | N 1.1 Construction contracts shall specify that all Prior to issuance of | City of El
be received by on-site residences in construction equipment shall be equipped with mufflers and a building permit Centro
excess of the acceptable 75-dBA CNEL | other suitable noise attenuation devices.
threshold when project construction
occurs within 150 feet of occupied N 1.2 All existing residential units located within 200 feet | Prior to issuance of | City of El
project structures. of the construction site shall be sent a notice regarding the grading permit Centro
construction schedule of the proposed project. Signs, legible at
a distance of 50 feet shall also be posted at the construction site.
All notices and signs shall indicate the dates and duration of
construction activities, as well as provide a telephone number
where residents can inquire about the construction process and
register complaints.
N 2 Traffic noise levels at the firstrow | N 2 Prior to completion of the homes nearest to Interstate-8, Prior to recordation | City of El
of homes nearest to Interstate-8 would the developer shall construct a permanent noise barrier to shield | of final map Centro
be 78 dBA CNEL, which exceeds the the homes and park from freeway noise. The noise wall should
City’s “Clearly Unacceptable” threshold | be designed to provide at least 8 dBA of noise reduction at the
of 75 dBA CNEL. first row of homes. That noise barrier would reduce freeway
noise levels at the homes nearest Interstate-8 to the
“Conditionally Acceptable” noise compatibility category. The
Citywide requirement to meet the Title 24 construction
standards for indoor noise would then be adequate to provide a
suitable noise environment inside the homes. Further analysis
to determine the final height of the wall will be conducted.
N 3 Traffic noise levels at the firstrow | N 3 The applicant shall be required to install a noise wall to Prior to issuance of | City of El
of homes facing La Brucherie Avenue reduce acoustical impacts to outdoor uses on residences along certificate of Centro

would be 65 dBA CNEL approximately
50 feet from the centerline, which is
within the limits of the City’s
“Conditionally Acceptable” threshold of

La Brucherie Avenue. The noise barrier shall be designed to
reduce the noise impacts to an acceptable level (60 CNEL) in
accordance with the City of EI Centro Noise Element of the
General Plan.

occupancy




Schedule for Monitoring
Impact Mitigation Measure Implementation Responsibility
70 dBA CNEL.
Public Services
PS1 The project’s 609 new PS1 Inorder to offset the costs and impacts to water service, | Prior to issuance of | City of El
residences would result in significant including maintenance of infrastructure, the developer will be building permit Centro
public service impacts due to the lack of | required to pay development impact fees.
existing water infrastructure.
PS 2 The project’s 609 new residences | PS 2 In order to offset the costs and impacts to sewer Prior to issuance of | City of El
would result in a significant public service, including maintenance of infrastructure, the developer | building permit Centro
services impact on the City’s Sewer will be required to pay development impact fees.
service since no existing sewer
infrastructure currently exists on site.
PS3 The project’s 609 new PS3 In order to offset the costs and impacts to fire Prior to issuance of | City of El
residences would result in significant protection services, the developer will be required to pay building permit Centro
public service impacts due to the development impact fees.
increased demand on ECFD services.
PS4 The project’s 609 new PS4 In order to offset the costs and impacts to law Prior to issuance of | City of El
residences would result in a significant | enforcement services, the developer will be required to pay building permit Centro
public service impacts due to the development impact fees.
increased demand on ECPD services.
PS5 The project would result in PS5 In order to offset the educational costs associated with Prior to issuance of | City of El
significant public services impacts increased enrollment in the McCabe Union School District and | building permit Centro
associated with the predicted increase in | the Central Union High School District, the project applicant is
enrollment at the McCabe Union School | required to pay State-mandated school impact fees.
District and the Central Union High
School District.
PS 6 The project would result in a PS 6 In order to offset the impacts to the availability of park Prior to issuance of | City of El
significant public services impact to space and maintenance of parks, the developer will constructa | building permit Centro
park space due to the addition of 10.8-acre park and will be required to pay development impact
approximately 1,993 and the additional | fees.
demand of an additional 10 acres of park
space.
CUMULATIVE IMPACTS
Cumulative Agricultural Resources
C-AG 1 There are significant indirect | C-AG 1.1  Minimize indirect impacts on adjacent agricultural | Prior to recordation | City of El
cumulative impacts to adjacent lands by creating and maintaining on-site buffer zones in the of final map Centro
agricultural land surrounding the project | form of agricultural land, greenbelts, detention basins,
site. The development of the proposed recreational or vacant land that protect adjacent agricultural
Lotus Ranch project in combination properties from new commercial and non-agricultural uses.
with the other cumulative projects may
create additional pressure to remove C-AG 1.2 For the conversion of agricultural land to urban Prior to recordation | City of El
agricultural land from production.. uses within Urban Areas, require that at least one entire property | of final map Centro
line of the new uses adjoin an area of existing urban uses.
C-AG 1.3  Design implementing projects to increase Prior to recordation | City of El
transportation benefits for the agricultural sector to maximize of final map Centro
the efficient transport of products and machinery.
C-AG 1.4 Provide adequate buffers in all future development | Prior to recordation | City of El
projects in accordance with City of El Centro Zoning Ordinance | of final map Centro

setback requirements between existing farm operations and
property owners.
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EXECUTIVE SUMMARY
S.1 PROJECT SYNOPSIS

Project Description

The proposed project consists of the development of 213 acres of agricultural land into 609
single-family residences, three storm water detention basins that would also serve as public open
space, one (1) park consisting of £10.8 acres, and offsite improvements to serve the project. The
lot size of the 609-lot single-family development would average approximately 8,494 square
feet. The smallest lot would be approximately 7,200 square feet, and the largest would be
approximately 19,411 square feet. It is anticipated the development would occur in three (3)
phases. The project would require an Annexation, Pre-Zone, Vesting-Tentative Subdivision Map,
and Development Agreement.

An Environmental Impact Report (EIR) was previously prepared for the proposed project and
circulated to all agencies in 2007. The EIR was not formally adopted by the respective
governing bodies and the project has been modified. The project modifications include a
reduction in residential units, the addition of parkland space, and phasing of the project.

Project Setting

The proposed project site (Assessor’s Parcel Numbers 052-280-012 and 052-380-030) is
generally located at the southwest quadrant of Interstate 8 (I-8) and La Brucherie Avenue,
adjacent to the southwestern City of EI Centro city limits and within the County of Imperial. The
surrounding properties consist of 1-8, Southwest High School, and rural residences to the north;
agricultural land, specifically hay storage yard/cattle feed yard to the south; the Farmer Estates
Subdivision (which includes single-family homes) and agricultural land to the east; and
agricultural land to the west. The Lotus Canal and Drain, facilities of the Imperial Irrigation
District, run parallel to each other on the western boundary of the project site. La Brucherie
Avenue marks the eastern boundary of the site.

The site is bordered to the north by the City’s LU (Limited Use Zone, County’s R-1-U (Single-
Family Residential-Urban) and A1-L2U (Limited Agriculture) zones; to the west by County
A2U (General Agriculture — Urban) zone; to the east by the City’s R-1, (Single-Family
Residential) and County’s A2U zone; and to the south by the County’s A3 (Heavy Agriculture)
zone.

S.2 SUMMARY OF SIGNIFICANT EFFECTS WITH MITIGATION MEASURES

Significant direct (i.e., not cumulative) environmental impacts are discussed and analyzed in
detail in Section 4 of this Draft Environmental Impact Report (DEIR). Significant cumulative
impacts are discussed in Section 7 of this DEIR. Technical reports were prepared to determine
potential impacts to air quality, biological resources, greenhouse gas emissions, hydrology/water
quality, transportation/traffic, and noise; their findings have been incorporated into this
document, and copies of the reports are provided as Appendices A-H of this DEIR.
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Project implementation would result in significant direct impacts to agriculture resources, air
quality, biology, greenhouse gas emissions, hydrology/water quality, transportation/traffic, noise,
and public services. The proposed project will also contribute considerably to significant
cumulative impacts to agricultural resources, air quality, greenhouse gas emissions, public
services, noise, and traffic. Table S-1 presents a matrix of potentially significant impacts
associated with the proposed project along with mitigation measures that will reduce or avoid the
significant impacts. All impacts can be mitigated by measures listed in this DEIR and reduced to
less-than-significant levels.

S.3 ENVIRONMENTALLY PREFERRED PROJECT ALTERNATIVE

Two alternatives to the proposed project are considered in Section 5: the School Site Alternative
and No Project Alternative.

Section 5 identifies the School Site Alternative as the environmentally superior alternative.
Although both the proposed project and the School Site Alternative have similar impacts, the
location of a K-6 school site in the future residential neighborhood will reduce impacts to traffic
and could promote smart growth principals for walking and biking. These would be
accomplished by having a school and park in close proximity to the residential neighborhoods.

Under the No Project Alternative, the site would not be developed and would remain agricultural
land. The No Project Alternative would eliminate all potential environmental impacts associated
with the implementation of the Proposed Project and the School Site Alternative.

Although the No Project Alternative would avoid the significant environmental impacts
associated with both the Proposed Project and School Site Alternative, the No Project Alternative
would not meet any of the project objectives identified in Section 2.2.

S.4  AREAS OF CONTROVERSY

As defined by Section 15123(b)(2) of the California Environmental Quality Act (CEQA)
Guidelines, certain areas of controversy have been raised by agencies, organizations, and the
public through Notice of Preparation (NOP) comment letters (Appendix 1). Comments have
been received regarding potential impacts to agriculture, traffic, air quality, fire, public services,
schools, storm water pollution prevention, water supply, and biological resources.

Lotus Ranch Draft Environmental Impact Report Summary
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Table S-1. Matrix of Significant Impacts and Mitigation Measures

Environmental Effect

Level of Significance

Proposed Mitigation

Level of
Significance after
Mitigation

Alternatives That
May Reduce
Impacts

Agricultural Resources

AGR 1 The proposed project could
potentially create land use conflicts
with the adjacent agricultural
properties, particularly the cattle
feedlot immediately south.

Potentially significant direct
without mitigation incorporated.

impact

AGR 1.1 The layout of the project site is
designed to reduce potential land use
conflicts between the proposed single-
family homes and adjacent agricultural
lands by creating a “buffer zone” between
the homes and the farmland. This buffer
zone consists of stormwater detention
basins located on the west side of the site
that also serve as open space for the
residents. To the south, Manuel Ortiz
Avenue buffers the residences from El
Toro Export.

AGR 1.2 The development shall include
the construction of a_six (6) foot barrier
fence or wall to further separate the
southern-most residences from Manuel
Ortiz Avenue and the El Toro Export
facilities located south.

AGR 1.3 To reduce the risk of fires on the
hay storage facility immediately south, the
City should enact an ordinance prohibiting
the use of fireworks and open fires on the

project site.

AGR 1.4 To reduce potential conflicts
with  future residents and existing
agricultural operations, and to advise
future residents of potential agricultural
impacts (traffic, odor, noise, etc.), the
Applicant will be required to comply with
the “Right to Farm Ordinance” and include
an advisory notice on the Title for future

purchasers.

Less than significant.

No Project Alternative.
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Level of Alternatives That
Environmental Effect Level of Significance Proposed Mitigation Significance after May Reduce
Mitigation Impacts
Air Quality
AQ 1l Construction-related Potentially significant direct impact | AQ 1.1 Standard mitigation measures for | Less than significant. No Project Alternative,
activities are temporary, short-term | without mitigation incorporated. construction equipment. School Site Alternative.
sources of air emissions that include
fugitive  dust from  grading AQ 1.2 Standard mitigation measures for
activities; construction equipment PM, control.
exhaust; and construction-related
trips by workers, delivery trucks, AQ 1.3 Discretionary mitigation measures
and material-hauling trucks that will for PMy, control.
have a potentially significant impact
on the environment.
AQ 2 Operational emissions are | Potentially significant direct impact | AQ 2.1 Standard Site Design Measures. Less than significant. No Project Alternative.

projected to be less than the
applicable  thresholds for all
pollutants except ROG after

construction of Phase 2 and total
buildout. Emissions of ROG are due
to mobile sources, the use of
fireplaces, and the use of consumer
products associated with the
project.  Impacts would be
potentially significant.

without mitigation incorporated.

AQ 2.2 Require all fireplaces to be natural
gas.

Biological Resources

BIO1 The project would disturb
land that contains active burrowing

owl burrows.

Potentially significant direct impact
without mitigation incorporated.

BIO 1.1 Pre-construction surveys will be
required at least 14 days prior to ground
disturbance to detect the presence of
burrowing owls and inform avoidance
actions. These surveys will include all
areas where suitable habitat is present
within the survey area.

BIO 1.2 The burrow exclusion and closure
technique will apply to culverts being used
as burrows along the southern boundary of
the southern parcel.

Less than Significant.

No Project Alternative.
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Environmental Effect

Level of Significance

Proposed Mitigation

Level of
Significance after
Mitigation

Alternatives That
May Reduce
Impacts

BIO 1.3 Formal consultation with CDFW
will be required in to develop the
appropriate mitigation plans which could
include actions such as translocation of
burrowing  owls, artificial burrow
construction, and/or habitat preservation.

Geology and Soils

GEO 1 Soil underlying the site
may be subject to seismically
induced liquefaction, which could
present hazardous conditions.

Potentially significant direct impacts
without mitigation incorporated.

GEO1 A site-specific  geotechnical
investigation shall be prepared to locate
and evaluate on-site soils with the potential
for liquefaction. Such investigation would
detail the design requirements to account
for any potential liquefaction conditions.

Less than Significant.

No Project Alternative.

GEO 2 Soil underlying the site
may be subject to seismically
induced subsidence, which could
present hazardous conditions.

Potentially significant direct impacts
without mitigation incorporated.

GEO2 A site-specific  geotechnical
investigation shall be prepared to locate
and evaluate on-site soils with the potential
for subsidence. Such investigation would
detail the design requirements to account
for any potential subsidence conditions.

Less than Significant.

No Project Alternative.

GEO 3 Soil underlying the site
may possess expansive qualities,
which could present hazardous

conditions on the site.

Potentially significant direct impacts
without mitigation incorporated.

GEO3 A site-specific  geotechnical
investigation shall be prepared to locate
and evaluate on-site expansive soils. Such
investigation would detail the design
requirements to account for any potential
expansive conditions.

Less than Significant.

No Project Alternative.

Greenhouse Gas Emissions

GHG 1 The Greenhouse Gas
Technical Analysis concluded the
project would generate greenhouse
gas emissions at levels that would
not have a significant impact on the
environment.

Less than significant.

No mitigation required.

Less than significant.

No Project Alternative,
School Site Alternative
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Environmental Effect Level of Significance

Proposed Mitigation

Level of
Significance after
Mitigation

Alternatives That
May Reduce
Impacts

Hydrology/Water Quality

HYD 1 Impacts to Surface Water
Quality and Groundwater Quality
Due to Construction Related Earth

Potentially significant direct impacts
without mitigation incorporated.

HYD 1.1 Comply with NPDES General
Construction Permit and City’s
Stormwater Program.

Less than significant.

No Project Alternative

Disturbing Activities and . .
Construction-Related Hazardous HYD 1.2 Implement a Spill Prevention
Substances and Control Program
HYD 1.3 Implement Measures to maintain
groundwater and surface water quality.
HYD 2 Water quality impacts | Potentially significant direct impacts | HYD 2.1 Comply with NPDES General | Less than significant. No Project Alternative.
from construction below the water | without mitigation incorporated. Construction Permit and City’s Stormwater
table. Program.
HYD 2.2 Implement a Spill Prevention
and Control Program
HYD 2.3 Implement Measures to Maintain
Groundwater or Surface Water Quality
HYD 2.4 Provisions for Dewatering
HYD 3 Increased amount of | Potentially significant direct impacts | HYD 32 Implement Best Management | Less than significant. No Project Alternative.
surface runoff and associated | without mitigation incorporated. Practices to Maximize Storm Water
impacts to drainage facilities. Quality._Comply with City of El Centro
storm water ordinance and MS4
requirements as specified by state law.
Noise
N1 Temporary, localized | Potentially significant direct impacts | N1.1  Construction contracts shall | Less than significant. No Project Alternative.

noise would be received by on-site
residences in excess of the
acceptable 75-dBA CNEL threshold
when project construction occurs
within 150 feet of occupied project
structures.

without mitigation incorporated.

specify that all construction equipment
shall be equipped with mufflers and other
suitable noise attenuation devices.

N 1.2  All existing residential units
located within 200 feet of the construction
site shall be sent a notice regarding the
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Level of Alternatives That
Environmental Effect Level of Significance Proposed Mitigation Significance after May Reduce
Mitigation Impacts

construction schedule of the proposed
project. Signs, legible at a distance of 50
feet shall also be posted at the construction
site. All notices and signs shall indicate
the dates and duration of construction
activities, as well as provide a telephone
number where residents can inquire about
the construction process and register

complaints.
N 2 Traffic noise levels at the | Potentially significant direct impacts | N 2 Prior to completion of the homes | Less than significant. No Project Alternative
first row of homes nearest to | without mitigation incorporated. nearest to Interstate-8, the developer shall
Interstate-8 would be 78 dBA construct a permanent noise barrier to
CNEL, which exceeds the City’s shield the homes and park from freeway
“Clearly Unacceptable” threshold of noise. The noise wall should be designed
75 dBA CNEL. to provide at least 8 dBA of noise

reduction at the first row of homes. That
noise barrier would reduce freeway noise
levels at the homes nearest Interstate-8 to
the “Conditionally Acceptable” noise
compatibility category. The Citywide
requirement to meet the Title 24
construction standards for indoor noise
would then be adequate to provide a
suitable noise environment inside the
homes. Further analysis to determine the
final height of the wall will be conducted.
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Environmental Effect

Level of Significance

Proposed Mitigation

Level of
Significance after
Mitigation

Alternatives That
May Reduce
Impacts

N 3 Traffic noise levels at the
first row of homes facing La
Brucherie Avenue would be 65
dBA CNEL approximately 50 feet
from the centerline, which is within
the limits of the City’s
“Conditionally Acceptable”
threshold of 70 dBA CNEL.

Potentially significant direct impacts
without mitigation incorporated.

N3 The applicant shall be required
to install a noise wall to reduce acoustical
impacts to outdoor uses on residences
along La Brucherie Avenue. The noise
barrier shall be designed to reduce the
noise impacts to an acceptable level (60
CNEL) in accordance with the City of El
Centro Noise Element of the General Plan.

Less than significant.

No Project Alternative

Public Services

PS 1 The project’s 609 new
residences  would result  in
significant public services impacts
due to the lack of existing water
infrastructure.

PS 2 The project’s 609 new
residences  would result  in
significant public services impacts
on the City’s Sewer service since no
existing sewer infrastructure
currently exists on site.

PS341 The project’s 609 new
residences  would  result in
significant public service impacts
due to the increased demand on
ECFD services.

PS42 The project’s 609 new

Potentially significant direct impacts
without mitigation incorporated.

PS 1 In order to offset the costs and
impacts to water service, including
maintenance  of  infrastructure,  the
developer will be required to pay
development impact fees.

PS 2 In_order to offset the costs and
impacts to sewer service, including
maintenance  of infrastructure,  the
developer will be required to pay
development impact fees.

PS321 In order to offset the costs and
impacts to fire protection services, the
developer will be required to pay
development impact fees.

PS42 In order to offset the costs and
impacts to law enforcement services, the

Less than significant.

No Project Alternative.
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Environmental Effect

Level of Significance

Proposed Mitigation

Level of
Significance after
Mitigation

Alternatives That
May Reduce
Impacts

residences would result in a
significant public service impacts
due to the increased demand on
ECPD services.

PS53 The project would result
in significant public  services
impacts  associated with  the
predicted increase in enrollment at
the McCabe Union School District
and the Central Union High School
District.

PS 6  The project would result in
significant public services impacts
to park space due to the addition of
approximately 1,993 residents and
the additional demand of an
additional 10 acres of park space.

developer will be required
development impact fees.

to pay

PS 54 In order to offset the educational
costs associated with increased enrollment
in the McCabe Union School District and
the Central Union High School District,
the project applicant is required to pay
State-mandated school impact fees.

PS 6 In order to offset the impacts to the
availability of park space and maintenance
of parks, the developer will construct a
10.8-acre park and will be required to pay
development impact fees.

Transportation and Traffic

T 1 The project traffic would
cause a significant increase in delay
at the La Brucherie Avenue / Wake
Avenue intersection.

Potentially significant direct impacts
without mitigation incorporated.

T 1 The project applicant shall signalize
the intersection and provide the lane
configurations specified in the Traffic
Analysis.

Less than significant.

No Project Alternative,
School Site Alternative.

T2 The project would cause a

Potentially significant direct impacts

T2 The project applicant shall coordinate

Less than significant

No Project Alternative

significant increase the need for

without mitigation incorporated.

public transit services.

with the ICTC to establish a bus stop curb
pullout and location within and/or
surrounding the site.
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CUMULATIVE IMPACTS

Agricultural Resources

C-AG1 There are significant
indirect cumulative impacts to
adjacent agricultural land
surrounding the project site. The
development of the proposed Lotus
Ranch project in combination with
the other cumulative projects may
create additional pressure to remove
agricultural land from production.

Potentially
impacts
incorporated.

significant
without

cumulative
mitigation

C-AG11 Minimize indirect impacts
on adjacent agricultural lands by creating
and maintaining on-site buffer zones in the
form of agricultural land, greenbelts,
detention basins, recreational or vacant
land that protect adjacent agricultural
properties from new commercial and non-
agricultural uses.

C-AG12 For the conversion of
agricultural land to urban uses within
Urban Areas, require that at least one
entire property line of the new uses adjoin
an area of existing urban uses.

C-AG 13 Design implementing
projects to increase transportation benefits
for the agricultural sector to maximize the

efficient transport of products and
machinery.

C-AG14 Provide adequate buffers in
all  future development projects in

accordance with City of El Centro Zoning
Ordinance setback requirements between
existing farm operations and property
owners.

Less than significant.

No Project Alternative
and School Site
Alternative.
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Air Quality

C-AQ1 Emissions of ROG are | Potentially significant cumulative | C-AQ 1 The project would be required to | Less than significant. | No Project Alternative.

due to mobile sources, the use of | impacts without mitigation | implement  all  standard  mitigation

fireplaces, and the use of consumer | incorporated. measures as well as discretionary

products  associated  with  the mitigation measures. The discretionary

project. Based on the estimates of mitigation measure would require that all

the emissions associated with fireplaces be natural gas as opposed to

cumulative  projects,  forecast wood-burning.

emissions are expected to contribute

to regional air quality background.

Biological Resources

C-BIO 1 The project would have | Potentially significant cumulative | C-BIO 1.1 Take-Avoidance (Pre- | Less Than Significant. | No Project Alternative.

a substantial adverse effect through | impacts without mitigation | Construction) Surveys. Pre-construction

habitat modifications on the | incorporated. surveys will be required at least 14 days

burrowing owl. prior to ground disturbance to detect the
presence of burrowing owls and inform
necessary take avoidance actions. These
surveys will include all areas where
suitable habitat is present within the survey
area (CDFW 2012).
C-BIO 1.2 Burrow Exclusion and
Closure. The CDFW 2012 guidelines state
“Burrow exclusion is a technique of
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installing one-way doors in burrowing
openings during the non-breeding season
to temporarily exclude burrowing owls, or
permanently exclude burrowing owls and
close burrows after verifying burrows are
empty by site monitoring and scoping.”
Although there were no formal burrows
being used by the burrowing owls detected
on-site, the culverts are being used as
burrows. The burrow exclusion and
closure technique will apply to these
culverts along the southern boundary of
the southern parcel.

C-BlIO13 Formal  consultation
with CDFW will be required in order to
develop the appropriate mitigation plans
for the Lotus Ranch project. Other
mitigation measures such as translocation
of burrowing owls, artificial burrow
construction, and/or habitat preservation
may be required.

Traffic/Intersections/Driveways

Intersections / Project Driveways

Intersections / Project Driveways

C-T1 Project traffic would
cause a significant increase in delay
at the Imperial Avenue / Ocotillo
Drive intersection.

Potentially
impacts
incorporated.

significant
without

cumulative
mitigation

C-T1 The project applicant shall
contribute a fair share (2.5%) towards the
provision of an eastbound right-turn
overlap phase (RTOL) at the intersection
of Imperial Avenue / Ocotillo Drive.

Less than significant.

No Project Alternative.

C-T 2  Project traffic _ would
cause a significant increase in delay
at the La Brucherie Avenue /
McCabe Road intersection.

C-T 2 The project applicant shall
contribute _a fair share (4.8%) towards
signalizing the intersection of La
Brucherie Avenue / McCabe Road and
providing a dedicated left-turn lane at each
approach.

Street Segments

Street Segments
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C-T3 Project traffic would cause
a significant increase in
volume/capacity ratio at the segment
of Wake Avenue from La Brucherie
Avenue to 8th Street.

C-T3 The applicant shall contribute a
fair share (57.5%) towards improving the
currently constructed portion of Wake
Avenue between La Brucherie Avenue and
the future extension of Imperial Avenue to
City two-lane collector standards and
towards the eastbound extension of Wake
Avenue and the construction of Imperial
Avenue between 1-8 and Wake Avenue.

Less than significant.

No Project Alternative,
School Site Alternative.

Access-Related Impacts

Access-Related Impacts

C-T 4  The project could result in
significant operational impacts if
proper site access is not provided.

C-T4 The applicant shall provide
dedicated northbound left-turn lanes and
dedicated southbound right-turn lanes at
the three proposed access points along La
Brucherie Avenue and a dedicated
eastbound left-turn lane and a dedicated
eastbound right-turn lane on Danenburg
Drive at La Brucherie Avenue.

Less than significant.

No Project Alternative.

Noise

C-N1 Cumulative traffic noise | Potentially significant cumulative | C-N 1  Mitigation measure N2, which | Less than significant No Project Alternative
levels at the first row of homes | impacts without mitigation | addresses the direct noise impacts assessed

facing 1-8 would exceed the City’s | incorporated. for the project, would adequately reduce

“Clearly Unacceptable” threshold
of 75 dBA CNEL.

cumulative traffic noise impact C-N 1. No
additional mitigation is required.

C-N2 Cumulative traffic noise
levels at the first row of homes
facing La Brucherie Avenue would
exceed the City’s “Conditionally
Acceptable” threshold of 60 dBA
CNEL.

C-N2 Mitigation measure N3, which
addresses the direct noise impacts assessed
for the project, would adequately reduce
cumulative traffic noise impact C-N 2. No
additional mitigation is required.

Less than significant

No Project Alternative

Public Services
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C-PS1 The City’s Fire
Department has insufficient
resources to adequately service the
combined demands of the proposed
project and cumulative projects.

Potentially
impacts
incorporated.

significant
without

cumulative
mitigation

C-PS1 In addition to the payment of
development impact fees, developers of
new projects south of 1-8 shall be required
to pay a fair share contribution towards the
construction of fire facilities and services
south of 1-8.

Less than significant.

No Project Alternative.

C-PS2 The project would result
in significant public  services
impacts  associated with  the
predicted increase in enrollment at
the McCabe Union School District
and the Central Union High School
District.

C-PS 2 Mitigation measure C-PS 1,
which addresses the direct public service
impacts assessed for the project, would
adequately reduce cumulative traffic noise
impact C-PS 1. No additional mitigation is
required.

Less than significant.

No Project Alternative.
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SECTION 1
INTRODUCTION

An Environmental Impact Report (EIR) is an informational document prepared pursuant to the
California Environmental Quality Act (CEQA) to inform decision-makers, responsible or
interested agencies, and the general public of the environmental effects of a proposed project.
This EIR presents environmental analysis conducted to determine the effects of the Lotus Ranch
subdivision (referred to throughout this DEIR as “the project” or “the proposed project”), which
would develop single-family residences and one public park on a 213-acre site adjacent to the
incorporated boundaries of the City of El Centro (City). The project entails annexation of the
land to the City from the County of Imperial (County); pre-zone designation in accordance with
the City of El Centro Zoning Ordinance (City Zoning Ordinance); subdivision of two existing
legal parcels into 609 residential lots, one lot for the park, three detention basins located along
the northern and western perimeter; and construction and operation of associated infrastructure.

The City will serve as lead agency pursuant to Section 15051 of the State CEQA Guidelines to
maximize the efficiency of a single document for the various actions necessary to approve the
project. In accordance with CEQA requirements, the City’s Community Development
Department has circulated a Notice of Preparation (NOP) to interested agencies, organizations,
and individuals and solicited comments regarding the scope of environmental review for the
project. All comments received were considered during EIR preparation. The NOP and
comments have been included as Appendix | of the Draft EIR. In accordance with CEQA
guidelines, a public scoping meeting was held on January 21, 2015 at El Centro City Hall. A list
of attendees and summary of public comments is also included in Appendix I.

This EIR has been prepared in conformance with the requirements of CEQA (Public Resources
Code 21000 et seq.), the State CEQA Guidelines (California Code of Regulations, Section 15000
et seq.), and the rules, regulations and procedures for implementation of CEQA adopted by the
CEQA. The City’s Community Development Department will review and consider all
comments to the Draft EIR prior to the completion of the Final EIR. The Draft EIR is made
available for review by individuals, public, and private agencies for 45 days. Written comments
are due to the Community Development Department within the 45-day review period.
Responses to comments will be prepared and included as a part of the Final EIR, which the El
Centro City Council will review and consider prior to making a decision to approve, revise, or
deny the proposed project.

This EIR is further intended to serve as the primary environmental document for all future
entitlements associated with the proposed project, including all discretionary approvals requested
or required to implement the project. In addition, this DEIR is the primary reference document
in the assessment and implementation of mitigation measures and the Mitigation Monitoring and
Reporting Program (MMRP) for the proposed project.
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1.1 REGULATORY DOCUMENTS

In addition to State guidelines, feurfive regulatory land use plans are referenced in this report
and are relevant to the future development of the proposed project. These include:

e County of Imperial General Plan (2004);

e County of Imperial Land Use Ordinance (1998);
o City of El Centro General Plan (2004);

e City of El Centro General Plan EIR (2003); and
e City of El Centro Zoning Ordinance (2015).

Reference is also made to the Policies, Standards, and Procedures Manual for the Imperial
County LAFCO (1993) with regard to the proposed annexation.

1.2 REQUESTED ACTIONS

Annexation from the County to the City, pre-zone under the City Zoning Ordinance, and
approval of a \esting-Tentative Subdivision Map are requested for the proposed project. This
EIR provides a project-level analysis of the environmental impacts associated with:

. Annexation from County of Imperial to City of El Centro, subject to LAFCO approval;

. Pre-zone of R1, Single-Family Residential pursuant to the City of ElI Centro Zoning
Ordinance;

. Vesting-Tentative Subdivision Map approval;
. Site Plan Review; and

o Construction of residences and one public park on the site, as well as the requisite
infrastructure improvements.

1.3 ENVIRONMENTAL IMPACT REPORT ORGANIZATION

This EIR is organized into sections presenting information required by CEQA. In addition to
this Introduction section, the following sections are provided:

o Section 2, Project Description, contains a description of the project, which entails a pre-
zone under the City Zoning Ordinance, annexation to the City, and approval of a \esting
Tentative Subdivision Map. The project description includes the project location,
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objectives, characteristics, and discretionary actions/required approvals to implement the
project.

. Section 3, Environmental Setting, describes the existing environmental setting of the
project site and surrounding area.

. Section 4, Environmental Analysis, addresses in detail each of the issues identified during
the project’s NOP scoping process. This section discusses the existing conditions at the
project site as they relate to each issue and discusses the various direct, indirect, short-
term, long-term, and any unavoidable consequences of the action that would occur with
development. The issues addressed include agricultural resources, air quality, biological
resources, geology/soils, greenhouse gas emissions, hydrology/water quality,
transportation/traffic, noise, and public services. Mitigation measures are also identified
to reduce or avoid significant impacts where required and if feasible.

. Section 5, Alternatives to the Proposed Project, describes the two alternatives to the
Proposed Project considered, including the School Site Alternative, and No Project
Alternative. Additionally, the environmentally superior alternative is identified in this
section.

. Section 6, Growth Inducement, addresses the potential for the project to spur additional
growth in the City or the region.

. Section 7, Cumulative Impacts, provides an overview of other development projects in
the vicinity of the proposed project, considers their cumulative impact on the
environment, and analyzes whether the project would contribute to any such impacts.

. Section 8, Significant Irreversible Environmental Changes, addresses any significant
environmental effects which cannot be avoided, and any irreversible changes to the
environment that may result from implementation of the proposed project.

. Section 9, Effects Found Not to Be Significant, presents a brief discussion of the
environmental impact categories that were found to not be significant as a result of the
NOP scoping process or during the preparation of the DEIR.

o Section 10, References, Persons, and Agencies Consulted, contains the sources and
references used in preparation of this document.

. Section 11, Certification, provides certification of the document’s independent analysis
and a list of the contributing preparers.

A list of acronyms and abbreviations is provided for the reader’s reference immediately
following the list of tables in the Table of Contents.
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The preceding Summary section is a requirement of the State Guidelines to provide a synopsis of
the information and conclusions presented in this document. It includes a matrix of project
impacts and mitigation for easy reference.

This document conforms to the requirements of CEQA (Public Resources Code § 21000 et seq.)
and the State CEQA Guidelines (Title 14 § 15000 et seq.) for the implementation of CEQA.
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SECTION 2
PROJECT DESCRIPTION

21 LOCATION

The site of the proposed project is located in the southeastern portion of the State of California
approximately 13 miles from the United States/Mexico international border. The site is currently
within unincorporated land in the south-central portion of the County of Imperial. The site abuts
the southern incorporated boundary of the City and is within the City’s adopted Sphere of
Influence boundaries.

The project site is bounded by Interstate 8 (I-8) in the north, the Lotus Canal and Drain to the
west, La Brucherie Avenue and the Dahlia Canal to the east, and active hay storage yard/cattle
feed yard in the south. La Brucherie Avenue and Wake Avenue provide access to the site. The
site comprises of two existing legal lots: County Assessor Parcel Numbers 052-280-012 and 052-
380-030. These lots make up a portion of tracts 58 and 61, Township 16 South, Range 13 East,
San Bernardino Base and Meridian.

2.2 PROJECT PURPOSE AND OBJECTIVES

The project provides single-family housing and public parkland for the increasing population of
the City. The site is currently fallowed agriculture land. The surrounding properties consist of I-
8, Southwest High School, and rural residences to the north; agricultural land, specifically the El
Toro Export hay storage yard/cattle feed yard to the south; the Farmer Estates Subdivision,
which includes single-family homes to the east; and agricultural land to the west.

The project objectives include: 1) providing a range of housing that allows residents to live in
close proximity to employment opportunities in the City; 2) providing increased recreational
opportunities for local residents; and 3) allowing capitalization on economic growth
opportunities and providing an expanded tax base for the City.

2.3 PROJECT DESCRIPTION

The project proposes annexation of an approximately 213-acre area from the County to the City,
subdivision of the existing lots, and construction and occupation on those lots of a 609-unit
single-family residential development and one park consisting of £10.8 acres. G-MAC
Development has prepared a vesting-tentative subdivision map. Detailed descriptions of these
aspects of the project are provided below.

Project implementation requires the following agency approvals: 1) approval by LAFCO for
annexation of the site from the County of Imperial to the City; 2) establishment of a pre-zone of
R1 Residential under the City Zoning Ordinance; and 3) City approval of a vesting-tentative
subdivision map to allow the construction of 609 single-family residential lots and public park on
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the approximately 213-acre site. Annexation and pre-zone to R1 residential of the two “out
parcels” adjacent to La Brucherie Avenue is included as part of the project.

To prepare the site for development, all structures existent within the site’s boundaries would be
demolished. Structures to be demolished include a single-family residence and several accessory
buildings located along the site’s eastern boundary and north of an existing east-west dirt road
(future alignment of Wake Avenue). There are two additional single-family residences and
accessory structures located along the site’s eastern boundary and south of an existing east-west
dirt road (future alignment of Danenberg Drive). The residences are not within the project
boundaries and would not be demolished as part of the project; however, two structures
accessory to the northern of these two residences are within the project boundaries and would be
demolished. Grading would be conducted to create building pads for the residential lots and the
park; however, grading is anticipated to be minimal due to the site’s flat topography.

231 Residential

The residential component of the proposed project would entail construction and occupation of
609 single-family detached residential units on approximately 174 acres of the 213-acre site. Lot
sizes would range from approximately 7,200 square feet (sf) to approximately 19,411 sf, with an
average lot size of 8,494 sf. Residences would vary between one and two levels and would be
consistent in size and appearance with existing and planned residences in the vicinity of the site.
Each lot would feature a garage and landscaped yards. According to the phasing map, the
proposed residences would be constructed in three (3) phases.

2.3.2 Public Parks

One park consisting of £10.8 acres would be constructed on the site. The park would consist of
public-use facilities consisting of grass play areas and play equipment for children, with
restrooms, drinking fountains, and security lighting provided. The project applicant will
construct the park, but be owned, operated, and maintained by the City of El Centro.

2.3.3 Infrastructure

Infrastructure improvements, including roadways, sewer and water lines, and gas/electric
connections, will be installed as part of the project. A grid of roads and cul de sacs to be
constructed as part of the project and maintained by the City would serve the project. The street
system would be connected to the existing and planned City street system. Access will be
provided by the north/south route of La Brucherie Avenue and the east/west routes of Wake
Avenue, Danenberg Drive, and Manuel Ortiz Avenue.

The project entails widening a segment of La Brucherie Avenue, which is currently paved within
the project area. The existing pavement between 1-8 and Wake Avenue would be retatned--ts
existing-width widened to align with the proposed expanded intersection at WWake Avenue and La
Brucherie Avenue. The existing pavement between Wake Avenue and the future alignment of
Manuel Ortiz Avenue (the project’s southern boundary) would be replaced to a width of
approximately 60 feet. Concrete sidewalks and storm water gutters would be constructed along
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the western side of the roadway, and streetlights installed at regular intervals. Wake Avenue,
Danenberg Drive, and Manuel Ortiz Avenue would be paved throughout the project limits and
connected with existing and planned alignments extending to adjacent parcels, with sidewalk and
utility improvements incorporated. Eighteen additional roads would be constructed with cul de
sac terminations and would only serve the project residences.

Sewer, water, and storm drain pipes would be installed beneath the project roadways for service
of the project residences. Infrastructure will include a sewage lift station in the northeast portion
of the site and stormwater pump stations in the north-central and northeastern portions of the site.

The Lotus Canal and Drain, facilities of the Imperial Irrigation District (11D), run parallel to each
other on the western boundary of the project site. These features are part of the large-scale
agricultural irrigation and drainage system serving the region. The project will entail
undergrounding of the Lotus Drain and the installation of a series of storm drains and stormwater
treatment systems to manage stormwater flow from the project site and integrate the project with
the larger 11D drainage system. Undergrounding of the Lotus Drain would require grading work
in this portion of the site.

234 Storm Water Detention Basins

The proposed subdivision would create three detention basins along the site’s western and northern
boundary. These lots would encompass 16.5 total acres. Drainage flow from the site would be
directed toward these lots, which would slow storm flows during heavy rain events. The lots
would also be available to the public for recreational use, and would be operated or maintained by
the City Parks and Recreation Department. The basins would also buffer the project’s residential
uses from the Lotus Canal to the west and 1-8 to the north._These storm water treatment systems
may be used to comply with the City’s Storm Water Ordinance and MS4 requirements.

24  LAND USES

The project is proposed on currently inactive agricultural land that has been fallowed foHowed
for a year. The site is within unincorporated land of the County and designated Urban Area in
the County General Plan. The project site is currently assigned Low Density Residential by the
El Centro General Plan.

24.1 Low Density Residential

The Low Density Residential land use designation would allow the single-family residential
development proposed for the majority of the site. According to the Land Use Element of the El
Centro General Plan, the Low Density Residential designation allows for single-family detached
units, modular homes, accessory dwelling units, mobile home parks, and other compatible uses
to serve the needs of single-family residential neighborhoods. The minimum lot size under this
designation is 7,200 square feet. The project proposes 609 single-family dwelling units with lots
sizes ranging from 7,200 square feet to 19,411 square feet are proposed. The overall average lot
size proposed is approximately 8,494 square feet.
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25  ZONING

The project site is currently designated A2U (General Agriculture — Urban) by the County
Zoning Ordinance, which would be negated by the proposed annexation from the County to the
City. The project proposes a City pre-zone designation of R1 Residential (Single-Family
Residential), in accordance with the City’s Zoning Ordinance.

26 REQUIRED APPROVALS

The following actions are required by LAFCO and the El Centro City Council:

e Approval by LAFCO of the Annexation of the project site and adjacent two “out parcels” to
the City;

e Approval by the City of El Centro for pre-zone classification;
e Approval by the City of El Centro of the Mesting-Tentative Subdivision Map;
e Approval by the County of El Centro of the Development Agreement;

e Review of flood control and holding basin by the 11D and the City of ElI Centro Department
of Public Works; and

e Review of storm water quality components by City of El Centro Department of Public Works

e Review of water, sewer, and storm facilities for compliance with City Master Plans by the
City of El Centro Department of Public Works

o National Pollution Discharge Elimination System (NPDES) permit from the Regional Water
Quality Control Board (RWQCB).
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