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1.0 EXECUTIVE SUMMARY/INTRODUCTION 

 

An Environmental Impact Report (EIR), State Clearinghouse Number 2011061021, has been 

prepared for Highland Marketplace. The Lead Agency is the Redevelopment Agency of the City 

of San Bernardino (RDA), California. Home Depot U.S.A, Inc. and Mark Development, Inc. 

(“Applicant”) have submitted an Application to the RDA, for a General Plan Amendment 

(GPA), Zone Change, Tentative Parcel Map, Conditional Use Permit (CUP) and grading and 

building permits to construct and operate a commercial shopping center with a maximum of 

204,720 square feet (SF) of general commercial land uses. The Proposed Project for purposes of 

the EIR includes the activities proposed in Section 3.0 Project Description of the Draft EIR.  

 

If the Application is approved by the City, the Applicant would be permitted to develop property 

previously developed as multi-family residential into a commercial shopping center with one (1) 

107,979 square-foot home improvement center with an attached 28,111 square-foot garden 

center; one (1) 43,830 square-foot major retail structure that may include a pharmacy; one (1) 

8,340 square-foot multi-tenant building for various shops, and four (4) general commercial land 

uses ranging in size from 5,500 square feet to 2,900 square-feet that may include drive-thru 

restaurants, a gas station or bank. The Project Application includes requests for a General Plan 

Amendment (GPA) to change the existing land use designation from Public Commercial 

Recreation (PCR) to Commercial General (CG-1), a Conditional Use Permit (CUP) to allow for 

multi-tenant use of the Project Site 

 

The Proposed Project includes the simultaneous processing of two Parcel Maps; the first is an 

RDA initiated Parcel Map to combine existing parcels on the 17.37-acre Project Site into one 

large parcel, and second is an applicant initiated parcel map to create 7 parcels for the specific 

project.  

 

Project Location 

 

The 17.37-acre Project Site is located in the northeastern section of the City of San Bernardino 

within southwestern San Bernardino County. Figure 1-1 shows the regional location of the 

Project Site. Specifically, the Project Site is located on the south side of Highland Avenue, on the 

west side of Arden Avenue, and on the north side of 20th Street. The geographic coordinate 

location of the Project Site is 34.134417 north latitude and -117.237017 west longitude. 

 

The Project Site is located at the terminus of the Interstate 210 (I-210) eastbound off-ramp at 

Highland Avenue, and west of the I-210 eastbound on-ramps at Arden Avenue. The freeway 

overpass crosses above the northeast corner of the Project Site. Major arterials in the vicinity of 

the Project Site include Highland Avenue and Baseline, and the I-210, I-215, and I-15 (see 

Figure 1-2). Local jurisdictions as well as surrounding land uses in the vicinity of the Project Site 

are indicated on Figure 1-3 and include commercial development to the north, residential 

development to the west, I-210 eastbound on-ramps and residential development to the east, and 

an elementary school and a prep academy/school to the south. The San Bernardino International 

Airport is approximately 2.3 miles south of the Project Site. There are no railroads or major 

utilities on or near the Project Site.  
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LOCAL JURISDICTIONS
and LAND USES

FIGURE 1-3
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Project Site History 

 

The Project Site has historically been developed with residential apartment buildings, primarily 

four-plexes, with a total of 296 units. The apartments were constructed in the 1970’s, and over 

the past decades had fallen into a state of disrepair, afflicting the neighborhood with a number of 

physical and economic conditions of blight, including substandard structures and dwellings, 

residential overcrowding, substandard property maintenance conditions, and criminal activity at 

rates documented higher than crime rates in other neighborhoods of the City. Demolition of the 

structures comprising the Project Site and relocation of the residents started in 2007, and was 

completed in or around 2010. The streets and certain utilities that served the residential 

neighborhood are still present on the Project Site and would be replaced to serve the Proposed 

Project.  

 

The Project Site lies within the Redevelopment Project Area of the Inland Valley Development 

Agency (IVDA) and is subject to the Project Area’s governing redevelopment plan and its rules 

for Owner Participation as adopted by the IVDA. The EDA, acting on the direction of its Board 

of Directors and the Mayor and Common Council of the City of San Bernardino, with 

concurrence from IVDA, conducted a land acquisition project on the Project Site following the 

identification of the severe blight conditions and criminal activity associated with the 

deteriorating multi-family housing stock located on the Project Site. This use will serve as the 

baseline for the environmental analysis for this Draft EIR. 

 

Brief Project Description 

 

The Proposed Project is described in detail in Chapter 3.0 of the Draft EIR. In summary, the 

Proposed Project would allow for the development of a maximum of 204,720 square feet (SF) of 

general commercial land uses on a rectangular-shaped site of approximately 17.37 acres located 

at the southwest corner of Highland Avenue and Arden Avenue in the City of San Bernardino. 

The Project Applicant proposes to construct one (1) 107,979 square-foot home improvement 

center with an attached 28,111 square-foot garden center, and one (1) 43,830 square-foot major 

retail structure with 8,340 square feet of attached general commercial shops (See Figure 1-4: Site 

Plan). The proposed major retail structure may include a grocery store. In addition to the major 

tenants, and as shown on Figure 1-4, the retail center would have four (4) general commercial 

land uses totaling 16,460 square-feet. Retail use types are identified for the Draft EIR evaluation; 

however actual tenants have not been identified with the exception of The Home Depot, which 

would occupy the home improvement center. CEQA does not require the identification of 

applicants or end users by name; however the likely types of use are useful to evaluate potential 

impacts such as traffic generation, traffic flow, on-site circulation patterns, noise, and the use of 

hazardous materials. 

 

The Proposed Project includes the simultaneous processing of two Parcel Maps; the first is a 

RDA initiated Parcel Map to combine existing parcels on the 17.37-acre Project Site into one 

large parcel; the second is an Applicant initiated parcel map to create 7 parcels for the specific 

project, ranging in size from 0.73 acres to 8.93 acres (See Figure 1-5). The Proposed Project 

would require a Master Sign Program, Rezone and General Plan Amendment (GPA) to change 

the existing land use designation from Public Commercial Recreation (PCR) to Commercial  



SITE PLAN
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2500 (msl) 

2000 (msl)

1500 (msl)

1000 (msl)

0.5 1.0 1.5 2.5 3.0 3.5 3.70.0

Source: United States Elevation Data (NED 10m Resolution)
Projection: SPCS CA Zone 6 NAD83 Feet

M I L E S

West East

2.0

0 (msl)

W
  H

  I  T  E  W
  A

  T  E  R        R  I  V
  E  R

EX
IS

TI
NG

 A
CC

ES
S R

OA
D

35

Corner of Sections 36, 35, 1 and 2
Approximate Point location: 6976371.42 1805936.92  
Lat/Lon: 33° 56' 49.4160" N, 116° 37' 57.4228" W

SPCS Zone 5 NAD 83

C I T Y     O F    D E S E R T    H O T    S P R I N G S

W
 H

 I T E W
 A

 T E R

750

FEET

Home Depot Commercial Center
EIR Project Site

City Limits

L
E

G
E

N
D

PROJECT SITE

62

S E C T I O N     A

Fe
et

 A
bo

ve
 M

ea
n 

Se
a 

Le
ve

l

Looking North

E 
L 

E 
V

 A
 T

 I
 O

 N

Fe
et

 A
bo

ve
 M

ea
n 

Se
a 

Le
ve

l

LILBURN
C O R P O R A T I O N

Source: Tait, 8/2011

Project Site

S A N      B E R N A R D I N O

S 
T 

E 
R

 L
 I

 N
 G

   
  A

 V
 E

 N
 U

 E

E Sunrise Lane

E 19th Street

E 18th Street

E 17th Street

N 
Ar

gy
le

 A
ve

.

N 
Gu

th
rie

 S
tre

et

E 17th Street

Highland Plaza
Shopping Center

Shopping Center

Ta
rg

et

Rodriguez Prep
School

San Bernardino
Community Gardens

Emmerton
Elementary

School

Commercial Storage

San Gorgonio
Senior High School

Banner
Elementary

School

Commercial

Commercial
Offramp

Onramp

Al
le

y

Pumalo Street

E Date Street

S 
T 

E 
R

 L
 I

 N
 G

   
  A

 V
 E

 N
 U

 E

A
 R

 D
 E

 N
   

  A
 V

 E
 N

 U
 E

Apartments
Apartments

P A C I F I C      S T R E E T

SA
N

 N
ER

N
A

R
D

IN
O

H
IG

H
LA

N
D

Highland Marketplace EIR
City of San Bernardino, California

Mary
Text Box
1-6



Tentative Parcel Map

FIGURE 1-5
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General (CG-1), and approval of a Conditional Use Permit (CUP) to allow for increased building 

heights for architectural elements and multi-tenant use of the Project Site, potentially including a 

gas station with 24 hour operation and alcohol sales, a bank with drive-thru, fast food with drive-

thru, and sit down restaurant with alcohol sales.  

 

A retaining wall varying in height from three to eight feet is planned along the northern (adjacent 

to Highland Avenue) and eastern (adjacent to Arden Avenue) boundary of the Project Site, as 

well as portions of the southern and western boundary (refer to Figure 1-6). A split-level 

retaining wall constructed of a six-foot high lower level section, above which would be a ten-foot 

wide landscaped area (See Figure 1-7), and another six-foot high second level retaining wall 

topped with a three-foot high railing, is proposed for approximately 330 feet along the southern 

boundary, and approximately 240 feet along the western boundary (beginning at the southwest 

corner of the site, and gradually decreasing to a single level retaining wall).  

 

Responsible, Trustee, and Other Interested Public Agencies 

 

The Regional Water Quality Control Board (RWQCB), Santa Ana Region, the South Coast Air 

Quality Management District (SCAQMD), and Caltrans are responsible agencies for the 

Proposed Project.  

 

The adjacent city, Highland, will also have interest in the Proposed Project and its effects on its 

jurisdiction. 

 

Required Permits and Approvals 

 

The permits and approvals listed below are required prior to implementation of Highland 

Marketplace. The lead agency and responsible agencies will use the Draft EIR in their 

consideration of Home Depot U.S.A, Inc. and Mark Development, Inc.’s application for the 

various permits and approvals including: 

 

City of San Bernardino  

 Approval of a General Plan Amendment 

 Approval of a Zone Change 

 Approval of Parcel Map 

 Approval of a Conditional Use Permit 

 Approval of grading and building permits 

 

California Department of Transportation (Caltrans) 

 Encroachment Permit for offsite improvements within Caltrans right of way. 

 

Regional Water Quality Control Board, Santa Ana Region 

 NPDES Storm Water Permit  

 

South Coast Air Quality Management District 

 Fueling Station Equipment Approval 
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CONCEPTUAL ELEVATIONS - Major 1t
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CONCEPTUAL ELEVATIONS - Pads 1 and 2
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CONCEPTUAL ELEVATIONS - Pads 3 and 4
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CONCEPTUAL LANDSCAPE PLAN

FIGURE 1-7
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County of San Bernardino, Hazardous Materials Division 

 Certified Unified Program Agencies 

 

Environmental Protection Agency (EPA) 

 Hazardous Waste Generator/Handler Permit
1
 

 

SUMMARY OF ENVIRONMENTAL ANALYSES 

 

Initial Study Issues Identified to Have No Impact 

 

The June 6, 2011 Initial Study (IS) identified that no impacts to the following resource areas 

would result if the Proposed Project was approved: 

 

 Agricultural Resources 

 Biological Resources 

 Land Uses 

 Mineral Resources 

 Population and Housing 

 Public Services 

 Recreation 

 

Initial Study Impacts Found to be Potentially Significant 

 

The June 6, 2011 IS concluded that an EIR was necessary to properly evaluate the project and 

allow the public and policy makers adequate information to evaluate the Proposed Project’s 

impacts to the environment. The IS identified potential significant impacts to the following ten 

(10) resource areas: 

 

 Aesthetics 

 Air Quality 

 Cultural Resources 

 Geology and Soils 

 Greenhouse Gas Emissions 

 Hazardous and Hazardous Materials 

 Hydrology and Water Quality 

 Noise 

 Transportation/Traffic 

 Utilities and Service Systems 

 

Additionally, the Applicant requested that the City prepare an economic analysis to determine 

the Proposed Project’s potential for contribution to urban decay. This study was used in 

preparation of the Draft EIR section entitled Economic Impact – Urban Decay. 

 

                                                 
1
 Permit maybe required based ultimate tenants. 
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EIR Impacts and Mitigation Measures 

 

Mitigation measures or imposed conditions of approval have been developed to reduce, or 

eliminate impacts determined to be potentially significant. Potentially significant impacts 

evaluated in the EIR can be avoided, eliminated, or reduced to less than significant levels with 

implementation of the recommended mitigation measures, or conditions of approval and 

compliance with City Standard requirements.  

 

All impacts associated with the Proposed Project would be reduced to a less than significant after 

mitigation.  

 

Executive Summary Table 1-1 lists the potential environmental impacts associated with the 

Proposed Project, whether identified as potentially significant or not, the mitigation measures 

that would reduce or eliminate potentially significant impacts, and the level of significance of an 

impact that would occur after mitigation is implemented. This information is presented in detail 

in Chapter 4.0 of the Draft EIR. The table summarizes all impacts that could occur with 

implementation of the Proposed Project. The second column of the table indicates the level of 

significance of the impact as determined in the Initial Study and prior to completion of the EIR 

analysis. The third column presents the results of the EIR analysis prior to the implementation of 

any mitigation measures, but with consideration of design features, adherence to regulatory 

requirements and compliance with permit conditions. The final column presents the level of 

significance of the impact after implementation of any required mitigation measures. 

 

Impacts Remaining Significant After Implementation of Mitigation Measures  

 

There are no impacts identified within the EIR that would remain significant after 

implementation of mitigation measures.    

 

Alternatives to the Proposed Project 

 

Chapter 6.0 of the EIR includes an evaluation of a reasonable range of alternatives to the 

Proposed Project. The alternatives identified achieve the basic objectives of the Proposed Project 

while substantially lessening or avoiding significant environmental damage. Chapter 6.0 focuses 

on feasible alternatives capable of either eliminating any significant adverse effects, or reducing 

them to a less than significant level. Chapter 6.0 also includes a summary of alternatives 

considered and found to be infeasible. Finally, the identification of the Reduced Scale 

Alternative as the environmentally superior alternative is provided.  

 

Alternatives considered and rejected include the following: 
 

Build-out Under the Existing Zoning Alternative: The Project Site is currently zoned as Public 

Commercial Recreation (PCR) which allows for commercial stadiums/sporting facilities, various 

other entertainment uses and open space. Under this alternative, the Project Site could be 

developed with commercial stadiums/sporting facilities such as a soccer field, golf course, 

miniature golf course, or batting cage facility. Maximum floor area ratio or other development 

standards are not listed for the PCR land use designation, however structures in the PCR zone are 
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required to be incidental to a primary use and sited to complement the surrounding area. This 

alternative would yield less of an impact for air quality, hazard potential and traffic than the 

Proposed Project. However, the alternative would not meet the Project’s objective of broadening 

the City’s economic base by establishing new commercial uses to the area, and providing a 

conveniently located Neighborhood Retail Center that will reduce trips from residents’ homes to 

more distant shopping areas. Therefore, this alternative was rejected. 

 

Residential Development Alternative: Under this alternative, the Project Site would be developed 

with a multi-family residential project. The development of residential uses would require that 

the General Plan Land Use and Zoning designations for the site be changed from 

Public/Commercial Recreation (PRC) to Residential Medium (RM) (14 dwelling units per acre, 

14,400 minimum lot size). This alternative would provide for the construction of approximately 

238 dwelling units on the 17.37-acre site. Although a residential use would result in a reduced 

level of impacts in the areas of traffic, noise, and air quality, the City has invested substantial 

time and energy into removing the previous residential development. The City is not seeking to 

develop the Project Site again as residential, and therefore this alternative was rejected from 

further consideration.  

 

Evaluation of Feasible Alternatives 
 

Three potentially feasible alternatives to the Proposed Project are evaluated in Chapter 6.0. 

These are: 

 

 No Project/No Development Alternative: Continuation of the Proposed Project site in 

its current vacant condition.  

 

 Alternative Site Location: There are a number of sites in the general vicinity that may 

be developed into a commercial shopping center. This alternative evaluates a property 

located at the southwest corner of Highland Avenue and Central Avenue (approximately 

one-mile east of the Project Site). The Alternative Site is approximately 33.36 acres in 

size and is vacant with the exception of a parking lot on the northwest corner. The 

alternate site is zoned General Commercial (CG-1), and is traversed by an inactive Santa 

Fe Railroad right-of-way. The property to the west is within the City of Highland and is 

zoned General Commercial (GC), and properties to the north, east and south are within 

the City of San Bernardino and are zoned Public Facilities (PF), Residential Medium 

(RM) and Residential Suburban (RS), respectively. The Proposed Project would be 

consistent with existing commercial zoning at the Alternative Site location. 

 

 Reduced Scale Alternative: This alternative would reduce the project as proposed by 

eliminating one or more uses, or by reducing the size of one or more of the proposed 

uses. Reducing the size of one or more of the Major tenant buildings could reduce the 

economic feasibility of the project since by definition the grocery and home improvement 

stores must be of a certain size to accommodate their inventory and be financially 

feasible. Therefore, reducing other uses on-site would be more realistic and feasible. 

 

Environmentally Superior Alternative 



  1.0 Executive Summary/Introduction 
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Based on the evaluation of the three alternatives in this section, implementation of the No-

Project/No Development Alternative would result in fewer impacts than the Proposed Project but 

would not meet project objectives. The Location Alternative would have greater impacts for 

Cultural Resources and Traffic. Impacts to Cultural Resources are expected to be more 

significant as the Alternative Site is known to contain cultural resources. Impacts to traffic are 

expected to be greater for the Location Alternative as levels of service are expected to be reduced 

at intersections given the additional travel distance on surface streets. In addition to resulting in 

greater impacts to Cultural Resources and Traffic, the Location Alternative would meet the 

project’s objectives of redeveloping a property in a commercial area of the City, providing local 

shopping and retail service opportunities at the site, and locating the project near regional 

freeways to enhance accessibility and commercial viability. The Reduced Project Alternative, 

although having a less impact than the Proposed Project, would not create as many jobs and 

therefore would not be as effective in meeting the objective of increasing local employment 

opportunities.  

 

Based on the summary provided above, the No Project/ No Development Alternative would be 

considered the Environmentally Superior Alternative. However, under CEQA, another 

alternative must be selected as Environmentally Superior if in fact the “No Project” alternative is 

identified. For the proposed Highland Marketplace project, the Environmentally Superior 

Alternative would be the Reduced Scale Alternative.  

 

Cumulative Impacts 

 

Chapter 5.0 discusses cumulative impacts of the Proposed Project in conjunction with potential 

development proposed within the vicinity of the Project Site. The Proposed Project, in 

conjunction with other proposed projects identified in Table 5-1 in Chapter 5.0 of the EIR would 

not result in any cumulatively significant impacts that could not be reduced to a less than 

significant level. 
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