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5.1 LAND USE 
 
Land use refers to the use of land for various activities, such as commerce, industry, recreation, 
and residences.  Land use patterns influence the character and function of a community and, 
therefore, land use planning is a fundamental component of a city’s General Plan.  The Land 
Use Element of a General Plan identifies a land use plan and sets forth policies for the 
permitted types, intensities, and location of land uses in the city.   
 
This section identifies existing land use conditions within the Project Area, describes the amount 
of growth permitted currently and under the proposed project, analyzes the proposed project 
compatibility with existing land uses and consistency with relevant planning policies, and 
recommends mitigation measures to avoid or lessen the significance of potential impacts.  
Information in this section is based upon the City of San Bernardino General Plan (General 
Plan) and the Development Code. 
 
5.1.1 REGULATORY SETTING 
 
STATE OF CALIFORNIA 
 
Redevelopment Law 
 
The California Community Redevelopment Law (CRL) authorizes cities and counties to adopt 
and amend redevelopment plans intended to revitalize and rehabilitate blighted areas.  
Redevelopment plans provide a means for redevelopment agencies to encourage private 
reinvestment in blighted areas through provision of various forms of assistance.  
Redevelopment is intended to eliminate deficiencies and cause the comprehensive planning, 
redesign, and reconstruction of specific areas to facilitate a higher and better utilization of land.  
Redevelopment is also intended to increase construction activities and employment 
opportunities; provide economic stimulation through commercial growth and expansion; and to 
increase, improve, and preserve the City’s affordable housing stock and thereby make 
affordable housing available to persons of very low, low, and moderate income.   
 
REGIONAL PLANS AND POLICIES 
 
In addition to locally adopted plans, ordinances, and regulations, a number of regional plans 
also influence land use planning in the City of San Bernardino.  Regional plans and policies 
created by planning agencies such as the Southern California Association of Governments 
(SCAG) and the South Coast Air Quality Management District (SCAQMD) are discussed below. 
 
SCAG Regional Comprehensive Plan and Guide 
 
Regional planning agencies such as SCAG recognize that planning issues extend beyond the 
boundaries of individual cities.  Efforts to address regional planning issues such as affordable 
housing, transportation, and air pollution have resulted in the adoption of regional plans that 
affect the City and County of San Bernardino. 
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SCAG has evolved as the largest council of governments in the United States, functioning as 
the Metropolitan Planning Organization for six counties (Los Angeles, Orange, San Bernardino, 
Riverside, Ventura, and Imperial) and including 189 cities.  The region encompasses a 
population exceeding 19 million residents in an area of more than 38,000 square miles. 
 
As the designated Metropolitan Planning Organization, the Federal government mandates 
SCAG to research and draw up plans for transportation, growth management, hazardous waste 
management, and air quality.  These mandates led SCAG to prepare comprehensive regional 
plans to address these concerns. 
 
SCAG is responsible for the maintenance of a continuous, comprehensive, and coordinated 
planning process resulting in a Regional Transportation Plan (RTP) and a Regional 
Transportation Improvement Program (RTIP).  SCAG is also responsible for the development of 
demographic projections, and is also responsible for development of the integrated land use, 
housing, employment, transportation programs, measures, and strategies portions of the South 
Coast Air Quality Management Plan (AQMP). 
 
Regional Transportation Plan (2008 RTP) 
 
The 2008 Regional Transportation Plan (RTP) presents the transportation vision for the SCAG 
region through the year 2035 and provides a long-term investment framework for addressing the 
region’s transportation and related challenges.  The RTP provides an assessment of the overall 
growth and economic trends in the SCAG region through 2035.  The RTP is the culmination of a 
multi-year effort focusing on maintaining and improving the transportation system through a 
balanced approach that considers system preservation, system operation and management, 
improved coordination between land use decisions and transportation investments, and 
strategic expansion of the system to accommodate future growth. 
 
SCAG Compass Blueprint Growth Visioning Program 
 
In an effort to maintain the region’s prosperity, continue to expand its economy, house its 
residents affordably, and protect its environmental setting as a whole, SCAG has brought 
together the goals and ideas of interdependent sub-regions, counties, cities, communities, and 
neighborhoods.  This process is called Southern California Compass Blueprint, and the result is 
a shared “Growth Vision” for Imperial, Los Angeles, Orange, Riverside, San Bernardino, and 
Ventura Counties.  SCAG began Compass Blueprint in 2002, spearheaded by the Growth 
Visioning Subcommittee, which consisted of civic leaders throughout the region.  Creating a 
shared regional vision is an effective way to begin addressing issues such as congestion and 
housing availability that may threaten the region’s livability. 
 
In the short-term, SCAG’s growth visioning process has found common ground in a preferred 
vision for growth and has incorporated it into immediate housing allocation and transportation 
planning decisions.  In the long term, the Growth Vision is a framework that will help local 
jurisdictions address growth management cooperatively and will help coordinate regional land 
use and transportation planning.  The result of this growth visioning effort is SCAG’s Growth 
Vision Report (GVR). 
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The Growth Vision Report presents the comprehensive Growth Vision for the six-county SCAG 
region, as well as the achievements of the Compass Blueprint process.  It details the evolution 
of the draft vision, from the study of emerging growth trends to the effects of different growth 
patterns on transportation systems, land consumption, and other factors.  The Growth Vision 
Report concludes with a series of implementation steps including tools for each guiding principle 
and overarching implementation strategy. 
 
Areawide Clearinghouse 
 
SCAG serves as an areawide clearinghouse for regionally significant projects, and, as the 
clearinghouse, reviews projects for their consistency with regional plans.  This is based upon 
SCAG’s responsibilities as a regional planning organization pursuant to Federal and State laws 
and regulations.  The proposed project does not qualify as regionally significant per the SCAG 
Intergovernmental Review Criteria and CEQA Guidelines Section 15206. 
 
LOCAL PLANS AND POLICIES 
 
City of San Bernardino General Plan 
 
The City of San Bernardino General Plan provides comprehensive planning for the future of the 
City.  The General Plan is currently comprised of the following mandatory and optional 
elements:  
 

 Land Use; 
 Housing; 
 Economic Development; 
 Community Design; 
 Circulation; 
 Public Facilities and Services; 
 Parks, Recreation, and Trails; 
 Utilities; 
 

 Safety; 
 Historical and Archaeological 

Resources; 
 Natural Resources and 

Conservation; 
 Energy and Water Conservation; 

and, 
 Noise. 
 

Land Use Element 
 
The General Plan Land Use Element addresses the physical development pattern of the City, 
including general site development standards and the distribution, location and extent of land 
uses, such as housing, business, industry, open space, natural resources, recreation, and 
public/quasi-public uses.  This Element also designates the standards for residential density and 
non-residential intensity for the various land use designations.  Exhibit 5.1-1, General Plan Land 
Use Diagram, depicts the existing General Plan land uses permitted within the City.   
 
Community Design Element 
 
The Community Design Element is an optional part of the General Plan.  However, the City, in 
an effort to recognize the importance of community appearance and design to its vitality and 
future, seeks to unify the City through carefully crafted design policies. 
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General Plan Land Use Diagram
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SOURCE: City of San Bernardino General Plan, November 1, 2005.
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City of San Bernardino Development Code 
 
Zoning is the means by which cities implement their General Plan and is required to be 
consistent with a city’s General Plan.  A Zoning Code translates the long-term goals and policies 
of a General Plan into the guidelines used for decision-making on future developments.  While 
the General Plan provides long-range and broad categories of land use, zoning provides 
specific development requirements, such as density, height, size, and development character.  
Similar to the General Plan, a zoning map accompanies the ordinance, which is primarily text, to 
define the boundaries of each zoning district. 
 
The purpose of the City of San Bernardino’s Development Code (Title 19 of the City of San 
Bernardino Municipal Code) is to promote the public health, safety, general welfare and 
preserve and enhance the aesthetic quality of the City by providing regulations to ensure an 
appropriate mix of land uses in an orderly manner.   
 
The City’s Development Code establishes several zoning categories in order to classify, 
regulate, restrict, and segregate the uses of lands and buildings, to regulate and restrict the 
height and bulk of buildings, to regulate the area of yards and other open spaces around 
buildings and to regulate the density of population.  For each zoning category, permitted land 
uses are identified, as well as development standards including setbacks, building heights, and 
lot coverage.  The Code also presents design guidelines according to zoning category. 
 
Redevelopment  
 
The first redevelopment Project Area within the City was adopted in 1958 – Meadowbrook 
Project Area.  Since 1958, many of the City’s redevelopment Project Areas have been amended 
to adapt to the changing needs of the City. 
 
The proposed project involves various redevelopment plan amendments and the merger of 
seven of the Agency’s Redevelopment Project Areas, which include:  
 

 Central City North (adopted August 6, 1973) 
 Southeast Industrial Park (adopted June 21, 1976) 
 Tri-City (adopted June 20, 1983) 
 South Valle (adopted July 9, 1984) 
 Meadowbrook/Central City (adopted July 21, 1958/ February 23, 1965) 
 Central City East (adopted May 3, 1976) 
 Central City South (adopted May 3, 1976) 

 
These Project Areas are described in detail in Section 3.0, Project Description.   
 
Five Year Implementation Plan 
 
To implement the redevelopment goals of the Redevelopment Agency, the Redevelopment 
Strategic Plan establishes strategic objectives, regional-focused strategies, and a five-year 
action plan of projects and programs, which are stated in the Five Year Implementation Plan.  
The most recently adopted Implementation Plan is for fiscal years 2009-10 through 2013-2014. 
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CAPITAL IMPROVEMENT PROGRAM 
 
The City of San Bernardino prepares a Capital Improvements Program, which serves as the 
main planning and budgeting framework for key projects proposed by the City.  This Program 
identifies projects for public works and infrastructure installation, maintenance and repair, parks 
and recreation services, and miscellaneous support services.  The Program is required to 
conform to the policy direction provided in the General Plan. 
 
SAN BERNARDINO INTERNATIONAL AIRPORT AND TRADE CENTER  
 
The San Bernardino International Airport and Trade Center (SBIA) is located in the 
southeastern edge of the City and represents one of the greatest economic growth opportunities 
for the City of San Bernardino.  The SBIA includes two distinct components: 1) the airport 
portions (and related facilities) of the former Norton Air Force Base, and 2) the Trade Center, 
which encompasses the non-airport related portions of the former base. 
 
The airport related areas contain approximately 1,350 acres that are managed by the San 
Bernardino International Airport Authority (SBIAA), which is a Joint Powers Authority made up of 
representatives from the cities of San Bernardino, Highland, Loma Linda, Colton, and the 
County of San Bernardino.  The Trade Center is composed of two non-contiguous areas of the 
former Norton Air Force Base totaling approximately 652 acres.  The Trade Center is managed 
by the Inland Valley Development Agency (IVDA), which is a Joint Powers Authority made up of 
representatives from the cities of San Bernardino, Loma Linda, Colton, and the County of San 
Bernardino.  The Trade Center is addressed in the San Bernardino International Trade Center 
Specific Plan. 
 
The State Aeronautics Act of the California Public Utilities Code establishes statewide 
requirements for the conduct of airport land use compatibility planning and requires every 
county to create an Airport Land Use Commission (ALUC) or other alternative.  San Bernardino 
County opted for an alternative to the ALUC and delegated responsibility to prepare an Airport 
Land Use Compatibility Plan with each airport proprietor. 
 
The City has no direct authority over the SBIA.  As such, the plans created by the Airport, as 
well as federal and state regulation of aircraft activity, are important to our land use planning.   
 
There are several documents related to the SBIA that have particular relevance to San 
Bernardino: the San Bernardino International Trade Center Specific Plan details land use, 
infrastructure, circulation, and design plans for the non-aviation portions of the Airport; the 
Airport Master Plan details the concept for the long-term development of the Airport and 
displays the concept graphically and in technical reports; and the Comprehensive Land Use 
Plan (CLUP), which is intended to provide for the orderly and safe development of both the 
Airport and surrounding community and minimize noise and safety conflicts. 
 
In accordance with Federal Aviation Regulations, restrictions may apply to some types of 
development proposed within the Airport’s identified safety and noise zones.  These restrictions 
are addressed in the General Plan Land Use, Circulation, and Noise Elements.  Refer to Exhibit 
5.1-2, San Bernardino International Airport Planning Boundaries.   
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Exhibit 5.1-2

San Bernardino International Airport Planning Boundaries
12/10 • JN 65-100614

SOURCE: City of San Bernardino General Plan, November 1, 2005.
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5.1.2 ENVIRONMENTAL SETTING 
 
FOUNDATION COMPONENT PLAN  
 
The City of San Bernardino utilizes a Foundation Component Plan, which provides the basic 
land use structures of the City.  However, these Foundation Components are not intended to 
determine the specific land use on individual parcels.  The Foundation Component Plan is 
comprised of nine broad land uses: Single-Family Residential, Multi-Family Residential, 
Commercial Office, Commercial General, Commercial Regional, Commercial Heavy, Industrial, 
Public Facility/Quasi Public, and Open Space.  Each of these Foundation Components is 
subdivided into more detailed land use designations at the General Plan level. 
 
EXISTING LAND USES  
 
The City of San Bernardino is an entirely urbanized city that has a diverse mix of land uses.  
The acreage of land uses within the City is listed below in Table 5.1-1, Existing City Land Use.  
The Project Area encompasses a total of 2,823 acres, which represents approximately seven 
percent of the total City acreage.   
 

Table 5.1-1 
Existing City Land Use 

 
Use Acres1 Percent of Total 

Residential 15,107 39.1 
Business Related Uses (i.e., commercial, industrial) 9,198 23.8 
Public/Quasi-Public Related Uses 12,542 32.5 
Open Space 1,733 4.5 
TOTAL 38,580 100.0 
1  Adjusted gross acreages do no include the right-of-way for existing or approved roadways, flood control 

facilities or railroads. 
 
 
CURRENT LAND USES DESIGNATIONS 
 
The General Plan includes several land use designations within the following categories: 
Residential, Commercial, Industrial, Public/Quasi-Public, and Open Space.  A brief description 
of land use designations in the General Plan is provided below. 
 
Residential Land Uses 
 
San Bernardino offers a range of housing densities and products to meet the demand of current 
and future residents with equally varying lifestyles. In addition to the uses described below, 
other uses such as schools, parks, childcare facilities, and other public/institutional uses that are 
determined to be compatible with and oriented towards the needs of residential neighborhoods 
may also be allowed. 
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Residential Estate (RE) 

The Residential Estate land use designation is characterized by single-family detached 
residences in an estate setting.  This land use designation allows for residential dwelling 
units at a maximum density range of one dwelling unit per acre.   
 
Residential Low (RL) 

The Residential Low land use designation is characterized by single-family detached 
residences in a low-density setting.  This land use designation permits residential 
dwelling units at a maximum density of 3.1 dwelling units per acre (10,800 minimum lot 
size). 
 
Residential Low – 3.5 (RL-3.5) 

The Residential Low – 3.5 land use designation is characterized by single-family 
detached residences in a suburban setting.  This land use designation permits 
residential dwelling units at a maximum density of 3.5 dwelling units per acre (10,800 
minimum lot size). 
 
Residential Suburban (RS) 

The Residential Suburban land use designation is characterized by single-family 
detached residences in a high quality suburban setting.  This land use designation 
permits residential dwelling units at a maximum density of 4.5 dwelling units per acre 
(7,200 minimum lot size). 
 
Residential Urban (RU) 

The Residential Urban land use designation is characterized by single/multi-family 
attached and detached residences, including townhouses, stacked flats, courtyard 
homes, small lot subdivisions, and mobile home parks.  This land use designation 
permits residential dwelling units at a maximum density of 9.0 dwelling units per acre 
(7,200 minimum lot size). 
 
Residential Medium (RM) 

The Residential Medium land use designation is characterized by multi-family dwellings 
including townhouses, stacked flats, courtyard homes, apartments and condominiums as 
well as small lot single-family developments.  This land use designation permits 
residential dwelling units at a maximum density of 14 dwelling units per acre (14,400 
minimum lot size). 
 
Residential Medium High (RMH) 

The Residential Medium High land use designation is characterized by multi-family 
dwellings including apartments and condominiums.  This land use designation permits 
residential dwelling units at a maximum density of 24 dwelling units per acre. 
 
Residential Medium High/20 (RMH/20) 

The Residential Medium High/20 land use designation is characterized by multi-family 
dwellings including apartments and condominiums.  This land use designation permits 
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residential dwelling units at a maximum density of 20 dwelling units per acre (20,000 
minimum lot size). 
 
Residential High (RH) 

The Residential High land use designation is characterized by multi-family dwellings 
including apartments and condominiums.  This land use designation permits residential 
dwelling units at a maximum density of 36 dwelling units per acre (20,000 minimum lot 
size). 

 
Commercial Land Uses 
 
San Bernardino accommodates a full spectrum of retail, service, professional, office, and 
entertainment uses at a range of intensities to meet the demand of current and future residents. 
In addition to the uses described below, other uses such as parks, childcare facilities, and other 
public/institutional uses that are determined to be compatible with and oriented towards the 
needs of commercial uses may also be allowed. 
 

Commercial Office (CO) 

The Commercial Office land use designation is characterized by professional offices 
including financial, legal, insurance, medical, and other similar uses.  This land use 
designation allows a floor area ratio of 1.0. 
 
Commercial General (CG) 

The Commercial General land use designation is characterized by local and regional 
serving retail, personal service, entertainment, office, related commercial uses and 
limited residential uses with a Conditional Use Permit (CUP).  This land use designation 
allows for a floor area ratio of 0.7. 
 
Commercial General – 2 (CG-2) 

The Commercial General – 2 land use designation is characterized by local and regional 
serving retail, personal service, entertainment, office, related commercial uses and 
limited residential uses with a CUP.  This land use designation allows for a floor area 
ratio of 1.0. 
 
Commercial General – 3 (CG-3) Paseo Las Placitas 

The Commercial General – 3 Paseo Las Placitas land use designation is characterized 
by local and regional serving retail, personal service, entertainment, office, and related 
commercial uses.  This land use designation allows for a floor area ratio of 1.0. 
 
Central City South – 1 (CCS-1) 

The Central City South – 1 land use designation is characterized by local and regional 
serving retail and service uses.  This land use designation allows for a floor area ratio of 
1.0. 
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University Business Park – 2 (UBP-2) 

The University Business Park – 2 land use designation is characterized by local and 
regional serving retail and service uses.  This land use designation allows for a floor 
area ratio of 1.0. 
 
University Business Park – 3 (UBP-3) 

The University Business Park – 3 land use designation is characterized by local and 
regional serving retail and service uses.  This land use designation allows for a floor 
area ratio of 1.0. 
 
Commercial Regional – 1 (CR-1) Regional Malls 

The Commercial Regional – 1 (CR-1) Regional Malls land use designation is 
characterized by large scale, regional serving retail and service uses.  This land use 
designation allows for a floor area ratio of 1.5. 
 
Commercial Regional – 2 (CR-2) Downtown 

The Commercial Regional – 2 (CR-2) Downtown land use designation is a mixture of 
regional serving retail, service, office, outdoor dining, entertainment, cultural, and 
residential uses that enhance the downtown area as the functional and symbolic center 
of the City of San Bernardino..  This land use designation allows for a non-residential 
intensity of 3.0 (floor area ratio) and a 4.0 floor area ratio if a vertical mixed use project is 
proposed.  For residential uses this land use allows 54 dwelling units per acre. 
 
Commercial Regional – 3 (CR-3) Tri-City Commercial 

The Commercial Regional – 3 (CR-3) Tri-City Commercial land use designation is 
characterized by a mixture of regional serving retail, service, tourist, office, 
entertainment, financial establishments, restaurants and supporting outdoor dining, 
hotels/motels, research and development, high technology, business parks, 
warehouse/promotional retail, and supporting services uses that capitalize on the 
location along the Interstate 10 corridor.  This land use designation allows for a floor 
area ratio of 0.7 for commercial, 3.0 for hotels and offices, and 1.5 for research and 
development. 
 
Commercial Regional – 4 (CR-4) Auto Plaza 

The Commercial Regional – 4 (CR-4) Auto Plaza land use designation is characterized 
by new car dealerships with supporting retail and service uses.  This land use 
designation allows for a floor area ratio of 0.7 with a one-acre minimum lot size. 
 
Commercial Heavy (CH) 

The Commercial Heavy land use designation is characterized by large-scale, regional 
serving retail and service uses and limited commercial and industrial uses that are 
characterized by an extensive use of outdoor or indoor space for their sales, service, 
and/or storage.  This land use designation allows for a floor area ratio of 0.7 with a 
10,000 square foot minimum lot size. 
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Industrial Land Uses  
 
San Bernardino accommodates a full spectrum of industrial related employment uses, such as 
manufacturing, distribution, research and development, office, and mineral extraction, at a range 
of intensities to meet the demand of current and future residents. In addition to the uses 
described below, other uses such as parks and other public/institutional uses that are 
determined to be compatible with and oriented towards the needs of industrial uses may also be 
allowed. 

 
Office Industrial Park (OIP) 

The Office Industrial Park land use designation is characterized by employee-intensive 
employment uses in a park-like setting, including research and development, technology 
centers, corporate offices, “clean” industry and light manufacturing, and supporting retail.  
This land use designation allows for a floor area ratio of 1.0. 
 
Industrial Light (IL) 

The Industrial Light land use designation is characterized by a variety of light industrial 
uses, including warehousing/distribution, assembly, light manufacturing, research and 
development, mini storage, and repair facilities conducted within enclosed structures as 
well as supporting retail and personal uses.  This land use designation allows for a floor 
area ratio of 0.75. 
 
Industrial Heavy (IH) 

The Industrial Heavy land use designation is characterized by a variety of intense 
industrial activities that could potentially generate significant impacts, such as excessive 
noise, dust, and other nuisances, such as rail yards and multi-modal transportation 
centers.  This land use designation allows for a floor area ratio of 0.75. 
 
Industrial Extractive (IE) 

The Industrial Extractive land use designation is characterized by mineral, sand, and 
gravel extraction with an approved Mineral Reclamation Plan in accordance with the 
California Surface Mining and Reclamation Act.  This land use designation allows for a 
floor area ratio of 0.05. 
 
University Business Park – 1 (UBP-1) 

The University Business Park – 1 land use designation is characterized by employee-
intensive employment uses in an industrial setting, including research and development, 
technology centers, corporate offices, and “clean” industry.  This land use designation 
allows for a floor area ratio of 0.75. 
 
Central City South – 1 (CCS-2) 

The Central City South – 2 land use designation is characterized by a variety of light 
industrial uses, including warehousing/distribution, limited manufacturing, research and 
development, service commercial, and repair facilities.  This land use designation allows 
for a floor area ratio of 0.7. 
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Public/Quasi-Public Land Uses  
 
San Bernardino accommodates a full spectrum of public facilities and institutional uses to meet 
the demand of current and future residents. 
 

Publicly Owned Flood Control (PFC) 

The Publicly Owned Flood Control land use designation allows for flood control facilities.  
This land use designation does not specify a maximum allowable density or intensity 
(floor area ratio). 
 
Public Facilities (PF) 

The Public Facilities land use designation allows for public facilities, governmental 
institutions, transportation facilities, public schools (K-12), public or private colleges and 
universities, museums, and public libraries.  This land use designation does not specify 
a maximum allowable density or intensity (floor area ratio). 
 
Central City South – 3 (CCS-3) 

The Central City South – 3 land use designation allows for flood control facilities.  This 
land use designation does not specify a maximum allowable density or intensity (floor 
area ratio). 
 
Road Right-of-Way (ROW) 

The Road Right-of-Way land use designation allows for street rights-of-way.  This land 
use designation does not specify a maximum allowable density or intensity (floor area 
ratio). 
 
Railroad (RR) 

The Railroad land use designation allows for railroad facilities.  This land use 
designation does not specify a maximum allowable density or intensity (floor area ratio). 

 
Open Space Land Uses 
 
San Bernardino accommodates a full spectrum of active and passive recreational uses such as 
parks, trails, athletic fields, golf courses, fair grounds, and stadiums, as well as those areas 
intended to remain in natural open space. 
 

Public Parks (PP) 

The Public Parks land use designation allows for public parks and recreational facilities.  
This land use designation allows for zero dwelling units per acre. 
 
Open Space (OS) 

The Open Space land use designation allows for permanent open space.  This land use 
designation allows for zero dwelling units per acre. 
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Public/Commercial Recreation (PCR) 

The Public/Commercial Recreation land use designation allows for intensive recreational 
uses, such as golf courses, sports complexes, and fair grounds as approved through the 
public review process.  This land use designation does not specify a maximum allowable 
density or intensity (floor area ratio), but rather is handled on a case-by-case basis. 
 

5.1.3 SIGNIFICANCE THRESHOLD CRITERIA 
 
The environmental analysis in this section is patterned after the Initial Study Checklist 
recommended by the CEQA Guidelines, as amended, and used by the City of San Bernardino 
in its environmental review process, and is contained in Appendix A of the EIR.  The Initial 
Study includes questions relating to land use.  The issues presented in the Initial Study 
Checklist have been utilized as thresholds of significance in this section.  Accordingly, a project 
may create a significant environmental impact if it causes one or more of the following to occur: 
 

 Physically divide an established community (refer to Section 8.0, Effects Found Not To 
Be Significant); 

 
 Conflict with an applicable land use plan, policy, or regulation of an agency with 

jurisdiction over the project (including, but not limited to, a general plan, specific plan, 
local coastal program, or zoning ordinance) adopted for the purpose of avoiding or 
mitigating an environmental effect; 

 
 Conflict with any applicable habitat conservation plan or natural community conservation 

plan (refer to Section 8.0, Effects Found Not To Be Significant); 
 

 Be developed within the Hillside Management Overlay District (refer to Section 8.0, 
Effects Found Not To Be Significant); 

 
 Be developed within Foothilll Fire Zones A, B, or C as identified in the City’s General 

Plan (refer to Section 8.0, Effects Found Not To Be Significant); or, 
 

 Be developed within the Airport Influence Area as adopted by the San Bernardino 
International Airport Authority. 

 
Based on these standards, the effects of the proposed project have been categorized as either 
a “less than significant impact” or a “potentially significant impact.”  Mitigation measures are 
recommended for potentially significant impacts.  If a potentially significant impact cannot be 
reduced to a less than significant level through the application of mitigation, it is categorized as 
a “significant unavoidable impact.” 
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5.1.4 PROJECT IMPACTS AND MITIGATION MEASURES 
 
Section 3.6, Project Characteristics, provides a detailed description of the various project 
components, including Projects and Programs to Eliminate Blight, which include: 
 
 Downtown Core Vision/Action Plan 

 Projects and Programs 

 Public Facilities and Infrastructure Improvements 
 Environmental Conservation 
 Environmental Remediation and Brownfields Revitalization 
 Land Use Planning to Guide Redevelopment 
 Public Transit 
 Infill Development Projects and Affordable Housing 
 Economic Development Activities 

 
The projects and programs in Section 3.6 describe how they will eliminate blight, how they will 
improve the conditions of blight, and the reasons the projects or programs cannot be completed 
without the proposed project. 
 
In addition, Section VI (600) of the Merged, Amended, and Restated Redevelopment Plan for 
the San Bernardino Merged Redevelopment Project Area covers the following topics related to 
permitted uses in the Merged Area A: 
 
601, Maps and Uses Permitted 
602, Major Land Uses (as now provided in the General Plan) 
603, Public Uses 
604, Public Street Layout, Rights-of-Way, and Easements 
605, Other Public and Open Space Uses  
606, Conforming Properties/Certificates of Conformance 
607, Nonconforming Uses 
608, Interim Uses 
609, General Controls and Limitations 
610, New Construction 
611, Rehabilitation 
612, Number of Dwelling Units 
613, Open Space and Landscaping  
614, Limitations on Type, Size, and Height of Buildings 
615, Signs 
616, Utilities 
617, Incompatible Uses 
618, Subdivision of Parcels 
619, Minor Variations 
620, Design for Development 
621, Building Permits 
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Several key paragraphs from Section VI (600) that pertain specifically to General Plan and 
zoning land uses are restated below. 
 
(601) Maps and Uses Permitted 

The Map attached hereto as Exhibit A and incorporated herein illustrate the location of Merged 
Area A boundaries, the immediately adjacent streets, and existing public rights-of-way and 
public easements.  The land uses permitted by this Merged Plan shall be those permitted by the 
General Plan and City zoning ordinances as they now exist or may hereafter be amended. 
 
(602) Major Land Uses (as now provided in the General Plan) 

Major land uses permitted within Merged Area A shall include: Commercial, Industrial, 
Residential, Public Institutional, and special uses such as specific plan uses.  The areas shown 
on the plan maps may be used for any of the various kinds of uses specified for or permitted 
within such areas by the General Plan and Zoning Ordinance as they exist or are hereafter 
amended in the future. 
 
(609) General Controls and Limitations 

All real property in Merged Area A is hereby made subject to the controls and requirements of 
this Merged Plan.  No real property shall be developed, redeveloped, rehabilitated, or otherwise 
changed after the date of the adoption of this Merged Plan except in conformance with the goals 
and provisions of this Merged Plan and all applicable City codes and ordinances.  The land use 
controls of this Merged Plan shall apply for the periods set forth in Section X below.  The type, 
size, height, number and use of buildings within Merged Area A will be controlled by the 
applicable City planning and zoning ordinances as they now exist or may hereafter be amended 
from time to time. 
 
CONSISTENCY WITH CITY LAND USE PLANS, POLICIES, OR ORDINANCES 
 
City of San Bernardino General Plan 
 
 THE PROPOSED PROJECT COULD CONFLICT WITH THE CITY OF SAN 

BERNARDINO GENERAL PLAN. 
 
Level of Significance Before Mitigation:  Less Than Significant Impact. 
 
Impact Analysis:  The 2005 General Plan is the primary policy planning document that guides 
land uses in the City.  Therefore, relevant land use policies from the Land Use Element have 
been reviewed in Table 5.1-2, Consistency With City of San Bernardino General Plan Land Use 
Element, to ensure consistency with the proposed project.  The review will focus on three land 
goals:  
 

 Goal 2.4 related to Redevelopment and Revitalization 
 

Enhance the quality of life and economic vitality in San Bernardino by strategic 
infill of new development of revitalization of existing development. 
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 Goal 2.3 related to Distinct Character and Identity 
 

Create and enhance dynamic, recognizable places for San Bernardino’s residents, 
employees, and visitors. 

 
 Goal 2.5 related to Quality Development 

 
Enhance the aesthetic quality of land uses and structures in San Bernardino. 

 
Table 5.1-2 

Consistency With City of San Bernardino  
General Plan Land Use Element 

 
Policy 

Number Policy Policy Consistency Analysis 

2.4.1 Quality infill development shall be accorded a high 
priority in the commitment of City resources and 
available funding. 

Consistent.  The proposed project would encourage the 
rehabilitation of blighted properties and development of new 
residential, office, commercial, and industrial uses in the 
Project Area.  The Agency through its authority can prioritize 
resources and funding to facilitate quality infill development. 

2.4.2 Continue to provide special incentives and 
improvement programs to revitalize deteriorated 
housing stock, residential neighborhoods, major 
business corridors, and employment centers.  (LU-
3 and LU-4) 

Consistent.  The proposed project would encourage the 
rehabilitation of blighted properties and development of new 
residential, office, commercial, and industrial uses in the 
Project Area.  The Agency through its authority can utilize 
incentives to revitalize deteriorated housing stock, residential 
neighborhoods, major business corridors, or employment 
centers. 

2.4.3 Where necessary to stimulate the desired mix and 
intensity of development, land use flexibility and 
customized site development standards shall be 
achieved through various master-planning devices 
such as specific plans, planned development 
zoning, and creative site planning.  (LU-1) 

Consistent.  The Agency has already undertaken the 
preparation of the Downtown Core Vision/Action Plan, which 
is detailed in Section 3.6.  The City and/or the Agency can 
determine if specific plans, planned development zoning, or 
creative site planning is warranted for future development in 
the Project Area to stimulate the desired mix and intensity of 
development. 

2.4.4 Protect large parcels that front onto freeways and 
commercial corridors from subdivision into smaller 
parcels. 

Consistent.  The proposed project would provide the 
opportunity for land assembly that would allow for larger and 
more easily developable areas.  Specifically, the Agency 
would be allowed to acquire property through negotiation in 
the Project Area.  This would allow for the assembly of 
parcels and projects involving multiple parcels. 

2.4.6 Work with Omnitrans to explore initiatives that 
promote redevelopment near transit stops in order 
to encourage transit ridership, reduce vehicular 
trips, improve air quality, and improve traffic 
congestion: 
 
a. Concentrate mixed use development, retail, 

employment, entertainment, educational, and 
civic/government uses within walking distance 
of transit stops.  

Consistent.  The proposed project would allow for 
redevelopment activities to occur within areas near transit 
stops to enhance economic diversity, extend the tax base, 
provide a diversity of job and housing opportunities, and 
provide goods and services to San Bernardino residents.  
The Agency would continue to coordinate with Omnitrans 
regarding transit and redevelopment projects. 
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Table 5.1-2 (continued) 
Consistency With City of San Bernardino  

General Plan Land Use Element 
 
Policy 

Number Policy Policy Consistency Analysis 

 b. Explore the use of incentives that can be 
awarded to projects that provide pedestrian 
amenities (wide sidewalks, public plazas, 
seating areas, etc.) and/or include desirable 
uses located within walking distance (1/2 mile) 
of transit stops.  Incentives may include density 
bonuses, increases in non-residential floor area, 
reductions in parking requirements, and 
modified development standards. 

 

2.3.1 Commercial centers, open spaces, educational 
facilities, and recreational facilities should be linked 
to residential neighborhoods.  (LU-1) 

Consistent.  The proposed project would encourage the 
rehabilitation of blighted properties and development of new 
residential, office, commercial, and industrial uses in the 
Project Area.  Future development within the Project Area will 
be reviewed to ensure commercial centers, open space, 
education facilities, and recreational facilities are linked to 
residential neighborhoods. 

2.3.2 Promote development that is compact, pedestrian-
friendly, and served by a variety of transportation 
options along major corridors and in key activity 
areas.  (LU-1) 

Consistent.  The proposed project would allow for and 
encourage redevelopment activity within the Project Area, 
allowing for compact, pedestrian-friendly development that 
maximizes the use of land and transportation options through 
infill development.   

2.3.6 Circulation system improvements shall continue to 
be pursued that facilitate connectivity across 
freeway and rail corridors.  (C-1) 

Consistent.  The proposed project includes areas of the City 
in proximity to existing and future freeway and rail corridors.  
Future development within the Project Area will be reviewed 
to ensure connectivity is maintained or added. 

2.3.7 Improvements shall be made to transportation 
corridors that promote physical connectivity and 
reflect consistently high aesthetic values.  (CD-1) 

Consistent.  The proposed project includes improvements to 
existing infrastructure and as new development projects 
occur, require infrastructure to be in place or planned prior to 
their construction.  Future development within the Project 
Area will be reviewed to ensure connectivity is maintained or 
added. 

2.3.8 Continue to enhance Hospitality Lane as a major 
shopping and office center for the City.  (CD-3) 

Consistent.  Implementation of the proposed project would 
allow for redevelopment activities that would promote and 
encourage Hospitality Lane as a major shopping and office 
center in the City. 

2.3.9 Facilitate the improvement and expansion of the 
National Orange Show, including the formulation of 
a master plan that addresses on-site and 
surrounding uses, access, and design.  (CD-3)  

Consistent.  Implementation of the proposed project would 
allow for redevelopment activities that would facilitate the 
improvement and expansion of the National Orange Show.  
The City and/or the Agency can determine if master plans, 
specific plans, planned development zoning, or creative site 
planning is warranted for the National Orange Show. 
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Table 5.1-2 (continued) 
Consistency With City of San Bernardino  

General Plan Land Use Element 
 
Policy 

Number Policy Policy Consistency Analysis 

2.5.1 Use code enforcement in coordination with all 
relevant City departments to reverse deterioration 
and achieve acceptable levels of development 
quality.  These efforts should focus on structural 
maintenance and rehabilitation, debris and weed 
removal, property maintenance, and safety.  (LU-4 
and LU-5) 

Consistent.  The project proposes projects and programs, 
detailed in Section 3.6 to eliminate blight in the Project Area.  
The proposed project would encourage the rehabilitation 
and/or removal of existing properties that are considered 
hazardous or unsafe, and the development of new buildings.  
Potential programs and general activities to assist in this 
effort involve economic development and business retention, 
development assistance, housing assistance, and relocation 
assistance would assist in rehabilitation and redevelopment 
activities.   

2.5.6 Require that new developments be designed to 
complement and not devalue the physical 
characteristics of the surrounding environment, 
including consideration of: 
 
a.  The site’s natural topography and vegetation; 
b. Surrounding exemplary architectural design 

styles; 
c. Linkages to pedestrian, bicycle, and equestrian 

paths; 
d. The use of consistent fencing and signage; 
e. The provision of interconnecting greenbelts and 

community amenities, such as clubhouses, 
health clubs, tennis courts, and swimming 
pools; 

f.  The use of building materials, colors, and forms 
that contribute to a “neighborhood” character; 

g.  The use of extensive site landscaping; 
h.  The use of consistent and well designed street 

signage, building signage, and entry 
monumentation; 

i.  A variation in the setbacks of structures;  
j.  The inclusion of extensive landscape 

throughout the site and along street frontages; 
k.  The articulation of building facades to provide 

interest and variation by the use of offset planes 
and cubic volumes, building details, balconies, 
arcades, or recessed or projecting windows, 
and other techniques which avoid “box”-like 
structures; 

l.  The integration of exterior stairways into the 
architectural design; 

m. The screening of rooftop mechanical 
equipment; 

n.  The use of a consistent design through the use 
of unifying architectural design elements, 
signage, lighting, and pedestrian areas; 

Consistent.  The proposed project would encourage the 
rehabilitation of blighted properties and development of new 
residential, office, commercial, and industrial uses in the 
Project Area.  Future development within the Project Area will 
be reviewed to ensure that they are designed to complement 
and not devalue the physical characteristics of the 
surrounding environment. 
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Table 5.1-2 (continued) 
Consistency With City of San Bernardino  

General Plan Land Use Element 
 
Policy 

Number Policy Policy Consistency Analysis 

 o.  The provision of art and other visual amenities; 
p.  The inclusion of awnings, overhangs, arcades, 

and other architectural elements to provide 
protection from sun, rain, and wind; and 

q.  The location of parking at the rear, above, or 
below the ground floor of non-residential 
buildings to enhance pedestrian connectivity.  
(LU-1) 

 

 
 
The proposed project would require that no real property would be developed, redeveloped, 
rehabilitated, or otherwise changed except in conformance to the goals of the City of San 
Bernardino General Plan.  Implementation of the proposed project is intended to develop 
property within a coordinated land use pattern of residential, commercial, industrial, recreational 
and public facilities in Project Area consistent with the goals, policies, objectives, standards, 
guidelines, and requirements, as set forth in the City’s adopted General Plan.   
 
No new land use designations are proposed for the Project Area at this time.  However, the 
proposed project may involve future updates to land use goals, plans, and policies needed to 
effectively implement the Agency’s redevelopment activities.  The Agency has identified the 
following key activities which may be required in the future to allow for consistency with City 
plans and ordinances:  General Plan and zoning updates; preparation of a Downtown Core 
Specific Plan or Overlay, or other future Specific Plans. 
 
Based on the analysis presented above and in Table 5.1-2, the proposed project would serve to 
implement the policies identified in the General Plan Land Use Element.  Project implementation 
would not conflict with the relevant land use policies and a less than significant impact would 
occur in this regard.  
 
General Plan Goals and Policies:  Refer to Table 5.1-2.   
 
Mitigation Measures:  No mitigation measures beyond the goals and policies identified in the 
General Plan are required. 
 
Level of Significance After Mitigation:  Not Applicable. 
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City of San Bernardino Development Code 
 
 THE PROPOSED PROJECT COULD CONFLICT WITH THE CITY OF SAN 

BERNARDINO DEVELOPMENT CODE. 
 
Level of Significance Before Mitigation:  Less Than Significant Impact. 
 
Impact Analysis:  The proposed project involves a merger of seven Project Areas into one 
Project Area.  Although several projects and programs have been identified in the proceedings 
related to the proposed project, if approved, detailed project specific information is not currently 
available.  Potential development (including but not limited to the type, size, height, number and 
use of buildings) associated with implementation of the proposed project would be required to 
comply with the City’s Development Code, except when inconsistent with the Amended and 
Restated Plan.  Individual projects would be reviewed to determine compliance with the 
development requirements established by the Development Code.  Therefore, less than 
significant impacts would occur in this regard.  
 
General Plan Goals and Policies:  Not Applicable. 
 
Mitigation Measures:  No mitigation measures are required. 
 
Level of Significance After Mitigation:  Not Applicable. 
 
AIRPORT INFLUENCE AREA 
 
 DEVELOPMENT ASSOCIATED WITH IMPLEMENTATION OF THE PROPOSED 

PROJECT COULD OCCUR WITHIN THE AIRPORT INFLUENCE AREA AS 
ADOPTED BY THE SAN BERNARDINO INTERNATIONAL AIRPORT AUTHORITY. 

 
Level of Significance Before Mitigation:  Less Than Significant Impact. 
 
Impact Analysis:  A portion of the Project Area is located within the Airport Influence Area as 
adopted by the San Bernardino International Airport (SBIA) Authority.  However, the proposed 
project would comply with the provisions of the Airport Master Plan and the Comprehensive 
Land Use Plan (CLUP) of the SBIA.  The noise and safety zones would be considered during 
design review for site-specific projects implemented under the proposed project as they arise.  
Likewise, the Airport CLUP would be analyzed for relative information on a project-specific 
basis.  General Plan policies 2.9.1, 2.9.5, and 2.9.6 would ensure that when site-specific 
development projects become available, inconsistencies with the Airport Master Plan and CLUP 
would not occur. 
 
At this programmatic stage, the proposed project does not include structures/features that would 
impact traffic patterns.  While the Project Area is within airport noise or safety zones, future site-
specific development projects would be required to conform to the air traffic-related General 
Plan policies listed below.  Therefore, less than significant impacts are anticipated. 
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General Plan Goals and Policies: 
 
Goal 2.9 Protect the airspace of the San Bernardino International Airport and 

minimize related noise and safety impacts on our citizens and 
businesses. 

 
Policy 2.9.1 New development would be required to be consistent with the adopted CLUP 

of the SBIA and the City would ensure that no structures or activities encroach 
upon or adversely affect the use of navigable airspace.   

 
Policy 2.9.2 Any amendment of the General Plan, specific plans, zoning ordinance 

changes, or building regulations within the planning boundary of the Airport 
Master Plan would be referred to the airport authority as provided by Airport 
Land Use Law. 

 
Policy 2.9.5 New developed would be required to limit the heights of structures such that 

they do not impact navigable airspace, as defined in the CLUP for the SBIA. 
 
Policy 2.9.6 As required by State Law for real estate transactions within the Airport 

Influence Area, the City would require notification/disclosure statements to 
alert potential buyers and tenants of the presence of and potential impacts 
from the San Bernardino International Airport. 

 
Mitigation Measures:  No mitigation measures beyond the goals and policies identified in the 
General Plan are required. 
 
Level of Significance after Mitigation:  Not Applicable. 
 
5.1.5 CUMULATIVE IMPACTS AND MITIGATION MEASURES 
 
 IMPLEMENTATION OF THE PROPOSED PROJECT COMBINED WITH OTHER 

RELATED CUMULATIVE PROJECTS COULD RESULT IN CUMULATIVELY 
CONSIDERABLE LAND USE AND PLANNING IMPACTS. 

 
Level of Significance Before Mitigation:  Less Than Significant Impact. 
 
Impact Analysis:  For this topic, the cumulative impacts are analyzed in terms of impacts within 
the City.  The proposed project identifies several projects and programs to eliminate blight that 
may occur if the proposed merger and amendments project is approved.  Future projects within 
the City, including those in Merged Area A would be required to mitigate land use impacts on a 
project-by-project basis.  Therefore, the incremental impact of the proposed project, when 
considered in combination with development within the City, would not result in cumulatively 
considerable land use impacts.  Relevant policies from the General Plan Land Use Element 
were reviewed for consistency purposes in Table 5.1-2, above.  Future projects would be 
reviewed for consistency with the General Plan in place at the time.  In addition, potential 
development within the Merged Area A would be required to comply with the City’s 
Development Code, except when inconsistent with the Amended and Restated Plan.  Individual 
projects would be reviewed to determine compliance with the development requirements 
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established by the Development Code.  Therefore, cumulative land use impacts are considered 
less than significant in this regard. 
 
General Plan Goals and Policies:  Refer to the goals and policies identified above.   
 
Mitigation Measures:  No mitigation measures beyond the goals and policies identified in the 
General Plan are required. 
 
Level of Significance after Mitigation:  Not Applicable. 
 
5.1.6 SIGNIFICANT UNAVOIDABLE IMPACTS 
 
Land use impacts associated with implementation of the proposed project would be less than 
significant with compliance with the General Plan goals and policies, Development Code, Airport 
Master Plan, and SBIA Comprehensive Land Use Plan.  Therefore, no significant unavoidable 
land use impacts would occur as a result of the proposed project. 
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